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The Downtown Station Area Specific Plan is the result of a community based vision for the downtown area of the City of Santa Rosa.  

Centered on a proposed Sonoma Marin Area Rail Transit (SMART) station site, the Specific Plan defines the framework for future develop-

ment in the Plan Area.  This chapter of the Specific Plan provides a description of the Plan Area and an overview of the planning process.  

It also explains the statutory requirements of a Specific Plan.

The downtown area of the City of Santa Rosa has many elements 
that contribute to its role as a healthy, vibrant regional center.  It 
is a lively city center with a mix of shopping and employment 
opportunities, an attractive natural creek environment and historic 
residential neighborhoods close to the center.  Just as important as 
the existing physical setting is the vision of the downtown area that 
the citizens of Santa Rosa hold for its future.  This vision includes 
bicyclists, pedestrians, transit users and drivers sharing an attractive 
network of streets; it includes a mix of housing, shopping and jobs 
in a compact area; and it includes preserving the history, character, 
and natural benefits of the existing environment while allowing for 
change.  This vision is provided in the Santa Rosa 2020: General Plan 
as well as other comprehensive plans and codes governing change in 
the downtown area.

This Specific Plan is a result and an extension of that vision and it 
provides the regulatory framework for future development of Santa 
Rosa’s downtown area.  Implementation of the plan will provide 
opportunities for new development that respect the existing char-
acter of the area, improves connections for pedestrian, bicycle and 
transit users, and celebrates the natural and historic amenities exist-

ing there.  A primary objective of this Specific Plan is to increase 
the number of residents and employees within walking distance of 
the proposed SMART site through the intensification of land uses in 
the Plan Area.  In order to accommodate new development, many 
of the improvements 
contained in this plan 
will require investment 
by the City, as well as 
by private developers.  
Some improvements, 
such as infrastructure, 
need to be in place 
before development 
takes place, while other 
types of public improve-
ments can be considered 
separately.

While this Specific Plan 
supports future develop-
ment surrounding the Fourth Street in Historic Railroad Square
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Figure 1-1: Specific Plan Area Community Workshop Participation 

proposed SMART station, it is not dependant on the expansion of 
rail service to the downtown area. The Specific Plan is intended to 
be flexible enough to provide guidance for private development and 
public investment over the next twenty years.

A.	 Specific Plan Area

The Plan Area encompasses nearly 650 acres of land surrounding 
the proposed SMART Downtown Station site in the heart of Santa 
Rosa.  Although not presently approved, it is assumed that rail 

transit will be provided on the existing rail right-of-way at some time 
in the future.  Centrally located at the intersection of Highways 101 
and 12, the Plan Area includes the community’s civic, cultural and 
commercial core, as well as residential neighborhoods.  As the focal 
point of the Plan Area, the Downtown Station site is immediately 
adjacent to the Historic Railroad Square retail district and within 
close proximity of a wide range of neighborhoods and services.  
Figure 1-1 shows the location and boundaries of the Plan Area.  
Additional information about the regional and local context of the 
Plan Area can be found in Chapter 2, Site and Context.

B.	 The Planning Process

The Santa Rosa Downtown Station is one of 14 potential stations 
planned by the SMART agency for a start-up level of commuter rail 
service along the Northwestern Pacific rail corridor.  In September 
of 2005, the City of Santa 
Rosa received a planning 
grant from the Metropolitan 
Transportation Commission 
(MTC) to support commu-
nity-oriented transportation 
projects in Santa Rosa.  With 
assistance from that MTC 
grant, the City of Santa Rosa 
contracted with and oversaw 
the consultant team that devel-
oped this Specific Plan and 
its supporting Environmental 
Impact Report (EIR).  
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Figure 1-2: Opportunity Sites

1.	 Initial Steps
Work on the Specific Plan began in early 2006 with the completion 
of a comprehensive existing conditions analysis, the Opportunities 
Assessment Report, which is summarized briefly in Chapter 2 and 
more completely in the EIR completed for the Plan.  This analy-
sis was used by the consultant team, the City and stakeholders to 
understand key development opportunities and constraints in the 
Plan Area.

Following completion of the existing conditions analysis, a com-
munity planning process was initiated to ensure a broad cross-sec-
tion of viewpoints during the development of the Specific Plan.  As 
described below, the process included several community work-
shops and meetings with a Technical Advisory Committee.

2.	 Opportunity Sites
A number of parcels in the Plan Area were identified as opportu-
nity sites during the preliminary stages of the planning process.  
Opportunity sites were identified based on one or more of the fol-
lowing conditions:

♦	A development proposal was pending for the site.

♦	City staff and the consultant team determined that site intensi-
fication was appropriate due to proximity to transit. 

♦	The site was vacant or considered to be underutilized.

The opportunity sites were an effective tool to analyze alternative 
development scenarios and were useful in developing the preferred 
alternative.  However, the policies and programs incorporated in 
the Specific Plan are independent of the identified opportunity 
sites.  Figure 1-2 shows the opportunity sites used in the planning 
process.

3.	 Technical Advisory Committee
An important component of the planning process was the input 
from a Technical Advisory Committee (TAC).  Community 
leaders and local experts provided guidance and invaluable feedback 
throughout the planning process.  The TAC included representatives 
from the historic, commercial and residential districts, downtown 
business interests, transit agencies, as well as elected and appointed 
City officials.  TAC members attended a series of three meetings, 
each linked to one of the community workshops, and collaborated 
with the consultant team and City staff in the development of the 
Specific Plan.
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4.	 Community Outreach and Development of Alternatives
Successful and innovative public participation is an essential 
element of the Specific Plan process.  To ensure effective 

outreach, four community 
workshops were held at key 
points in the planning process 
to facilitate public input in the 
development of the Specific Plan.  
The workshops focused on a 
variety of topics and sought to 
actively engage the community 
in a meaningful way throughout 
the planning process.  During 
the entire process, workshop 
notes and work products were 
available on a project-specific 
website or made available by 
City staff.

The first community workshop 
was held in March 2006 to focus 
on broad community goals and 
development of a vision for 
the Plan Area.  Following this 
workshop, a second was held 
to obtain input from the public 
regarding opportunity sites for 
future development in the Plan 
Area and community preferences 
for the type, scale and character 
of that development.  This 
information was then used by 

the consultant team to generate three alternatives for future 
development in the Plan Area.  Each of the three alternatives 
included a similar level of growth over the next 15 to 20 years, 
however, the intensity and type of development was distributed 
differently in each alternative plan.   

In the third workshop, the three alternatives were presented 
and their similarities, differences and unique characteristics were 
discussed.  Working in small groups, workshop participants 
discussed the potential benefits and drawbacks of each alternative.  
After the workshop, this discussion was compiled and studied, along 
with technical traffic analysis and a review of market conditions.  A 
preferred alternative was then created which included many desirable 
features from all three alternatives.  The preferred alternative was 
presented to the community at the fourth community workshop.  

5.	 Plan Preparation 
Based on community and TAC input, the consultant team developed 
this Specific Plan, which includes detailed guidance for development 
of the Plan Area, in keeping with the illustrative concepts provided 
in the preferred alternative.

6.	 Environmental Review
The environmental review materials required for adoption of the 
Specific Plan were completed concurrently with the preparation 
of the Plan.  The environmental impact analysis is contained in a 
separate document, the Downtown Station Area Specific Plan Draft 
Environmental Impact Report (DEIR).  The DEIR examines the 
environmental impacts of development proposed as part of the 
Specific Plan and includes recommended mitigation measures as 
necessary.  Figure 1-3 illustrates the planning process.

Existing Conditions
Analysis

Alternatives
Development

Preferred
Alternative

Technical
Analysis

Specific Plan 
Preparation

Public Review &  
Adoption

Draft Environmental 
Impact Report & 
Draft Specific Plan

Project Start-Up

TAC Meeting #1

Community Workshop #1

Community Workshop #2

TAC Meeting #2

Community Workshop #3

TAC Meeting #3

Community Workshop #4

Community Workshop #5

Public Hearings

Public Participation

Figure 1-3: Specific Plan Process
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C.	 Statutory Requirements of a Specific Plan

Under California Law (Government Code Section 65450 et seq.), 
cities and counties may complete Specific Plans to develop policies, 
programs and regulations to implement the jurisdiction’s adopted 
General Plan.  A Specific Plan frequently serves as a bridge between 
the General Plan and individual development master plans and 
planned unit developments, or other large development projects.

1.	 Required Contents
This Specific Plan has been prepared in accordance with the require-
ments of California Government Code Section 65451.  As pre-
scribed by law, the Plan includes text and diagrams that generally 
describe the following:

♦	The distribution, location and extent of all land uses, including 
open space.

♦	The proposed distribution, location, extent and intensity of 
major components of public infrastructure, such as transporta-
tion and drainage systems.

♦	The standards and criteria by which development will pro-
ceed.

♦	A program of implementation measures, such as financing mea-
sures, policies, regulations and public works projects.

California law also requires a Specific Plan to be consistent with 
a City’s General Plan, and that findings regarding consistency be 
included in the Specific Plan itself.

2.	 Finding of Consistency with the General Plan
Although an amendment to the City’s General Plan will be neces-
sary to allow its implementation, the recommendations and objec-

tives of the Downtown Station Area Specific Plan are consistent 
with the broad goals of the Santa Rosa 2020: General Plan.  In gen-
eral, the policies of the General Plan call for accommodating new 
residential growth in compact, well-designed neighborhoods that 
contain a mix of land uses, housing types and neighborhood-serving 
retail.  In addition, new and existing housing development should 
be well connected to transit centers and the core of downtown for 
pedestrians and bicyclists.  The recommendations contained in this 
Specific Plan are consistent with and further these goals.

D.   Plan Contents

The Specific Plan includes the following chapters:

♦	Chapter One is this introduction, which includes a description 
of the planning process and the statutory requirements of a 
Specific Plan. 

♦	Chapter Two provides an overview 
of the physical and historic context 
of the site and a description of the 
existing conditions that shape future 
development in the Plan Area.

♦	Chapter Three outlines the com-
munity’s vision, goals and priorities 
for future development in the Plan 
Area.

♦	Chapter Four describes the land use 
framework and policies for each of 
the seven Specific Plan Sub-Areas, Community Members at Workshop
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describing the regulations, requirements and objectives for 
each.

♦	Chapter Five describes the development guidelines and 
streetscape standards for the Specific Plan Area. 

♦	Chapter Six contains a summary of the proposed circulation 
pattern, including specifications for new designs of major streets 
in the Plan Area, and pedestrian and bicycle improvements.

♦	Chapter Seven describes the potential impacts of development 
on utilities and community services, and any mitigation strate-
gies necessary to prevent deterioration in services.

♦	Chapter Eight contains specific strategies, including imple-
mentation steps and a conceptual financing plan, for future 
development in the Specific Plan Area.
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This chapter includes an overview of the location, key characteristics and existing conditions for the Plan Area of the Downtown Station 

Area Specific Plan.  More extensive detail about existing conditions is contained in the Draft Environmental Impact Report.
 

A.	 Regional Location

The City of Santa Rosa is centrally located in Sonoma County, 
in the northwestern corner of the nine-county San Francisco Bay 
Area, and serves as the county seat.  The city is 55 miles north of 
San Francisco and 30 miles east of the Pacific Ocean.  Santa Rosa 
is the largest city in Sonoma County and is well-connected to the 
surrounding region by Highway 101 running north-south and 
Highway 12 traveling east-west.  Santa Rosa is also situated on an 
existing north-south rail right-of-way, which is the proposed align-
ment for the SMART system, linking Cloverdale to the north and 
Larkspur to the south.  The Downtown Station is expected to gen-
erate the most ridership on the 14 station SMART system.  Figure 
2-1 illustrates the regional location of the Plan Area and Figure 2-2 
illustrates the proposed SMART system.  

Figure 2-1: Regional Location
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B.   Local Setting

As noted in Chapter 1, the Plan Area encompasses nearly 650 acres 
of land surrounding the proposed Downtown Station SMART site 
in the heart of Santa Rosa.  The Plan Area extends approximately 

one-half mile in all directions from the 
Downtown Station site.  One-half mile takes 
about ten minutes to walk, and is commonly 
used as a guideline for a comfortable walking 
distance.  The Plan Area also includes several 
areas located more than a half-mile from the 
Downtown Station site.  These were included 
because they are likely sites for development 
or because they would benefit from better 
pedestrian connections.  Figure 2-3 shows 
the location and boundaries of the Plan Area 
within Santa Rosa.

The Plan Area boundaries are College Avenue 
to the north, E Street to the east, Sebastopol 
Road and Highway 12 to the south, and 
Dutton Avenue and Imwalle Gardens to the 
west.  The plan area encompasses several 
established areas, including Historic Railroad 
Square, Courthouse Square, government 
and conference centers, and several historic 
residential neighborhoods.  Other notable 
features familiar to residents of Santa Rosa 
include Imwalle Gardens, DeTurk Round 
Barn, the Hotel La Rose, St. Rose and 
Burbank schools, Juilliard Park and the 
Prince Memorial Greenway along Santa Rosa 
Creek.  

C.   Historic Context

The location of the proposed Downtown Station on the western 
edge of Railroad Square is particularly fitting for a new transit hub.  
This was the original site of passenger train service for Santa Rosa.  
With the advent of rail service in Santa Rosa over 130 years ago, 
Railroad Square was developed to the west of the original com-
mercial center for the city, Courthouse Square.  The impressive 
basalt buildings near the station site were made from stone quar-
ried in the nearby hills.  Several of the stone buildings survived the 
1906 San Francisco earthquake which did major damage to Santa 
Rosa.  Today Railroad Square still contains many historic retail 
and warehouse structures and was placed on the National Register 
of Historic Places in 1979.

Courthouse Square is another important focal point in the Plan 
Area.  Courthouse Square was established as the center of the original 
town plat with a Courthouse facing onto a public green with civic 
and commercial uses surrounding it.  The downtown area of Santa 
Rosa has changed significantly since its founding.  The decentraliza-
tion of commercial services, relocation of the County Courthouse 
outside of the 
downtown and 
destruction caused 
by earthquakes 
in 1906 and 1969, 
have all affected the 
evolution of Santa 
Rosa’s core.  The 
construction of 
Highway 101 and 
the development of 
Santa Rosa Plaza 
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shopping mall both contributed to the separation of Courthouse 
Square from Railroad Square.  More recently, completion of sec-
tions of the Prince Memorial Greenway have provided a popular 
amenity to the downtown area as well as a new connection between 
Railroad Square and Courthouse Square.

The Plan Area includes six historic districts listed on the National 
Register of Historic Places:  Olive Park, St. Rose, Cherry Street, 
Railroad Square, West End and a portion of Burbank Gardens.  
These districts are primarily residential except for Railroad Square, 
and they display many well maintained examples of period domestic 
architecture including Queen Anne, Italianate and Bungalow 
styles.

D.   Existing Conditions

Existing conditions were reviewed to determine the physical 
and regulatory setting for the Plan Area.  More detailed infor-
mation regarding existing conditions is contained in the Draft 
Environmental Impact Report.

The Plan Area includes all of the downtown area as defined in the 
Santa Rosa 2020: General Plan, with the exception of a portion east 
of E street.  Figure 2-4 shows the downtown area boundary from 
the General Plan together with the Plan Area from this Specific 
Plan.  

1.	 General Plan Goals
Adopted by the City Council in 2002, the Santa Rosa 2020: General 
Plan is the result of an extensive planning process, and it provides a 
clear framework for future development in Santa Rosa.  A careful 
review of the land use, urban design, transportation, housing, and 
historic preservation goals and policies set forth in the General Plan 
informed many of the priorities of this Specific Plan and ensured 
consistency between the two documents.  Following are existing 
General Plan goals that were instrumental in the shaping of the 
Specific Plan:

♦ Goal LUL-A: Foster a compact rather than a scattered develop-
ment pattern.

♦ Goal LUL-C: Maintain downtown as the major regional office, 
financial, civic, and cultural center in the North Bay, and a vital 
mixed-use center.

♦ Goal LUL-D: Foster compact, vibrant, and continuous retail at 
the core of downtown.
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♦ Goal LUL-E: Promote livable neighborhoods.  Ensure that 
everyday shopping, park and recreation facilities, and schools 
are within easy walking distance of most residents.

♦ Goal LUL-F: Maintain a diversity of neighborhoods and varied 
housing stock to satisfy a wide range of needs.

♦ Goal LUL-G: Promote mixed use sites and centers.

♦ Goal LUL-J: Maintain vibrant, convenient, and attractive com-
mercial centers.

♦	Goal T-I: Support implementation of rail service along the 
Northwestern Pacific Railroad.

♦ Goal T-J: Provide attractive and safe streets for pedestrians and 
bicyclists.

♦ Goal T-K: Develop a safe, convenient, and continuous network 
of pedestrian sidewalks and pathways that link neighborhoods 
with schools, parks, shopping areas, and employment centers.

♦ Goal T-L: Develop a citywide system of designated bikeways 
that serves both experienced and casual bicyclists, and which 
maximizes bicycle use for commuting, recreation, and local 
transportation.

♦ Goal HP-B:  Preserve Santa Rosa’s historic structures and 
neighborhoods.

2.	 General Plan Land Uses
The General Plan allows for a wide range and mix of land uses 
throughout the Plan Area.  The most prevalent land use designa-
tions in the Plan Area are Retail and Business Services, Low Density 
Residential and Medium Density Residential.  Figure 2-5 illustrates 
existing General Plan land use designations.
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3.	 Zoning
In August of 2004, the City adopted its current zoning code and 
divided the city into zoning districts to implement the General 
Plan.  The Zoning Code provides the general requirements for all 
development and new land uses and mandates that all proposed 
projects be consistent with the City’s Design Guidelines.  The Plan 
Area includes a wide variety of zoning designations and reflects the 
goals and uses set forth in the General Plan.  

A Mid-Rise Policy was adopted as part of the Zoning Code in 2005.  
This Policy sets five-, seven- and ten-story height limits, up to 150 
feet, for new development in specific locations in the downtown.

4.	 Existing Land Uses
In contrast to the single-use land use pattern that characterizes 
typical suburban development, the Plan Area currently contains 
a rich mix of land uses at varying levels of development intensity.  
Although this area exhibits the highest building densities in the 
city, many parcels in the industrial areas and near the rail right-of-
way are vacant or underutilized.  

The Plan Area is made up of retail and office uses in its core, and 
residential and industrial uses along its edges.  It encompasses the 
Railroad Square and Courthouse Square commercial districts, the 
Santa Rosa Plaza shopping mall, a hotel and conference center 
and several government buildings.  It is home to major financial 
institutions, numerous offices and retail shops and is surrounded 
by some of the city’s oldest residential neighborhoods.  It also 
includes Imwalle Gardens, a reminder of the rural heritage of Santa 
Rosa.  Figure 2-6 illustrates the existing land uses in the Specific 
Plan Area.

5.	 Circulation and Traffic
Existing traffic circulation in the Plan Area consists of substantial 
local and through traffic due to its role as the civic, retail and 
commercial center of Santa Rosa.  The Level of Service (LOS) 
standard in the General Plan requires a minimum of LOS D or 
better along all major corridors.  LOS is a measurement tool used 
to rank traffic along corridors and intersections.  The General Plan 
provides an exception to the minimum LOS standard within the 
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Figure 2-7: CityBus Routes, 2006

downtown area, where the consequences of attainment would 
entail the loss of the area’s unique character. 

The City of Santa Rosa maintains a database of current traffic 
counts, including most signalized intersections in the city, as well 
as segment volumes on major corridors.  The majority of the 
Plan Area roadway segments are operating at LOS D or better, 
with the only exception being northbound Santa Rosa Avenue 
between Sonoma Avenue and Courthouse Square, which is 
operating at LOS E during the PM peak hour.  A summary of the 
Level of Service calculations is provided in Table 2-1.

6.	 Transit
The Plan Area is served by multiple transit systems.  Santa Rosa 
CityBus is the primary transit provider in Santa Rosa.  CityBus 
operates 17 regularly scheduled routes throughout the city, with 
typical operation from 6:00 a.m. to 8:00 p.m. on Monday through 
Saturday, and from 10:00 a.m. to 5:00 p.m. on Sunday.  Most Routes 
have an average daily ridership between 400 and 900 passengers and 
an average hourly ridership between 25 and 50 passengers. Typically, 
CityBus routes run on a 30-minute schedule during the week and a 
60-minute schedule on the weekend.  The primary downtown hub is 
at the Transit Mall on Second Street between Santa Rosa Avenue and 
B Street.  The CityBus routes operating within the Plan Area at the 
time of this existing conditions analysis are shown in Figure 2-7. TABLE 2-1 SUMMARY OF EXISTING LEVEL OF SERVICE CALCULATIONS

Existing Conditions 
AM Peak PM Peak 

Intersection Delay LOS Delay LOS 
State Route 12 East/Dutton Avenue 13.1 B 14.0 B 

State Route 12 West/Dutton Avenue 16.7 B 18.5 B 

Third Street/Dutton Avenue 17.4 B 22.6 B 

Third Street/Wilson Street 24.9 C 25.3 C 

Third Street/Davis Street 23.0 C 24.8 C 

Third Street/Morgan Street 22.0 C 17.3 B 

Third Street/B Street 17.6 B 29.5 C 

Third Street/E Street 9.7 A 17.6 B 

Ninth Street/Dutton Avenue 14.7 B 17.2 B 

College Avenue/Dutton Avenue 27.9 C 41.5 D 

Sebastopol Road/Dutton Avenue 19.3 B 27.5 C 

Fifth Street/Davis Street 12.3 B 17.7 B 

Roadway Segments Speed LOS Speed LOS 
Third Street Eastbound 10.8 D 9.1 D 

Third Street Westbound 9.9 D 13.3 C 

Mendocino Avenue Northbound 11.7 D 11.0 D 

Mendocino Avenue Southbound 11.5 D 10.0 D 

Santa Rosa Avenue Northbound 9.2 D 8.8 E 

Santa Rosa Avenue – Southbound 9.6 D 9.4 D 

Notes: Intersection results are expressed as Average Vehicle Delay/Level of Service; 
         Delay is in average seconds per vehicle, Speed is in miles per hour 
 Roadway results are expressed as Speed/Level of Service

Table 2-1: Summary of Existing Level of Service Calculation
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The City of Santa Rosa currently contracts for paratransit service 
to provide curb-to-curb transportation for disabled riders within 
the city limits and the Roseland area.  Service hours are Monday 
through Saturday from 6:00 a.m. to 8:00 p.m. and Sunday from 
9:00 a.m. to 4:00 p.m.  Currently, there are approximately 2,200 
people in the City’s paratransit database, which resulted in  a total 
of 44,405 rides in 2004. 

Sonoma County Transit and Golden Gate Transit also provide 
regular service into and around the Plan Area.  Sonoma County 
Transit has seven routes that serve the Transit Mall and typically 
run on a one- to two-hour schedule on weekdays and two- to three-
hour schedule on weekends.  Golden Gate Transit has four routes 
that serve the Transit Mall, three of which are commuter lines that 
run southbound in the morning and northbound in the evenings 
on weekdays.  The other Golden Gate Transit route runs on a one-
hour schedule on weekdays and the weekend.

7.	 Bicycle and Pedestrian 
Facilities
Santa Rosa has a developing 
network of existing bicycle and 
pedestrian routes to facilitate 
circulation in and around the Plan 
Area.  An expanding network 
of Class I, II and III bikeways 
facilitates north-south and east-
west travel for transportation and 
recreation.  Sidewalks on public 
streets are provided for the majority 
of the Plan Area, although lacking 

on some streets, and crossing of major corridors by pedestrians can 
be challenging.  Sidewalks generally range from four to twenty feet 
wide, with the widest sidewalks located along the main pedestrian 
corridors in the downtown area.  The primary existing dedicated 
pedestrian and bicycle paths in the Specific Plan Area are the 
Prince Memorial Greenway, which runs along Santa Rosa Creek 
on the north side of Highway 12, and the Joe Rodota Trail, which 
runs parallel to the south side of Highway 12.  The Joe Rodota 
Trail passes under Highway 12 near the railroad right-of-way and 
connects with the Prince Memorial Greenway on the north side of 
Santa Rosa Creek.

8.	 Parking
The management of parking supply and demand is a key compo-
nent to success of a Specific Plan.  Public parking in the downtown 
area is the responsibility of the City of Santa Rosa, which manages 
the Downtown Parking District.  The District relies on property 
assessments to finance capital improvements, such as land acquisi-
tion and construction, and user fees to cover operating expenses.  
There is an existing parking supply of 3,954 public parking spaces 
in the central Courthouse Square area and 415 public parking spaces 
located in and around Railroad Square.  

E.   Visual Character and Urban Design

A careful analysis of the existing visual character of the Plan Area 
and surroundings was done to understand the negative and posi-
tive aspects of existing streets and neighborhoods.  This analysis 
was presented to the community during the planning process and 
informed the discussion of appropriate development.Prince Memorial Greenway
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1.	 Existing Visual Character
The striking aspect of the existing visual character in the Plan Area 
is the diversity of development, including types and sizes of streets, 
height and density of development, and age of structures.  The expe-
rience of moving around this relatively small area varies from inti-
mate neighborhood lanes to vibrant shopping streets like Fourth 
Street to expansive multi-lane avenues such as Santa Rosa Avenue.  
Most major periods of American architectural development are rep-
resented in the Plan Area, from the fine-grain main street ideal of 
the late 1800s to horizontal detailing of modern design of the 1930s 
to the self contained glass office buildings of the 1970s and later.  
Several community focal points serve to orient visitors and resi-

dents including Old 
Courthouse Square, 
the DeTurk Round 
Barn, Railroad Square 
water tower, Hotel La 
Rose, and Santa Rosa 
Creek.  Most build-
ings and streets in the 
Plan Area are well 
maintained, and recent 
streetscape improve-
ments have made a 
positive impact.  Many 
streets and public spac-
es are distinguished by 
mature street or park 
trees, in keeping with 
the exceptional hor-
ticultural heritage of 
Santa Rosa.  

2.	 Scale of Existing Development
A walkable and livable environment is aided by a fine-grain devel-
opment.  Figure 2-8 is a map of the Plan Area showing density of 
existing development.  All buildings and structures are shown in 
black to help show the character of the spaces in-between buildings.  
It is generally acknowledged that people feel comfortable in urban 
spaces with bounded edges as long as there are interesting events 
and occurrences along the way.  This is why intensity of develop-
ment is important to the sense of comfort for pedestrians.  

0 500 1,000 Feet

Specific Plan Area 

Figure 2-8: Figure-ground of Specific Plan AreaCourthouse Square
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3.	 Connectivity and Circulation
Individual neighborhoods within the Plan Area typically have 
clear internal circulation patterns and are easily accessible for 
automobiles, bicycles and pedestrians.  There are many obstacles, 
however, to easy connections between these districts and across 
the Plan Area.  The Santa Rosa Plaza mall, along with its 
associated parking structures, and Highway 101 form a barrier that 
significantly limits pedestrian and automobile access between the 
eastern and western portions of the Plan Area.  Highway 12 poses a 

significant barrier to north-south circulation linking the Plan Area 
to southern Santa Rosa.  The trail along Santa Rosa Creek provides 
a safe, attractive and highly functional east-west bicycle and 
pedestrian connection, but the Creek has few north-south crossings 
in the western portion of the Plan Area.  Figure 2-9 indicates the 
major obstacles to circulation and those places where connections 
across these obstacles may be made. 

F.   Market and Economic Conditions 

A 2005 market analysis prepared for the City indicates that there 
is market demand for additional residential, retail and office uses in 
the Plan Area.  There are approximately eight million square feet of 
retail in the city, 96 percent of which is leased.  In the downtown 
area there is currently approximately two million square feet of 
retail space, including the Santa Rosa Plaza at 698,000 square feet.  
On-street retail uses in the downtown area have recently transi-
tioned to eating and drinking, local serving and specialty retail 
uses.  As of 2006, Santa Rosa rents per square foot range from $1.25 
to $1.50 for larger properties and from $1.75 to $2.00 for smaller 
ones.  New retail space may command lease rates up to $2.00.  High 
density residential development has the potential to increase retail 
demand and therefore rents.  

The downtown area is the largest Santa Rosa office submarket with 
approximately 1.2 million square feet or 30 percent of total office 
space.  Growth in office employment and new development has 
occurred proportionately less in the downtown area than other 
Santa Rosa locations.  Office rents currently range between $1.40 
and $2.35 per square foot per month.
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The Plan Area encompasses a number of established residential 
neighborhoods with both single-family and multi-family housing.  
These neighborhoods are not expected to change substantially.  
Other neighborhoods including Railroad Square and Courthouse 
Square have potential for substantial new housing development.  
Given current market conditions and increasing acceptance of 
higher-density housing, there appears to be demand for new for-sale 
units.  The number of existing housing units within the Plan Area 
is estimated at 2,000.  

G.   Pending and Recent Projects

Several proposed, ongoing and recently-completed projects within 
and around the Plan Area significantly impact the future of Santa 
Rosa and informed the development of the Specific Plan.

♦ SMART Joint Development Project.  SMART has selected a 
developer to jointly develop the 5.68 acre site it owns on the 
west side of the railroad right-of-way, across from the historic 
depot.  Potential uses include residential condominiums, a food 
and wine center, neighborhood serving retail uses, shared park-
ing facilities and public open space.  

♦ Courthouse Square Reunification.  A land use and circula-
tion feasibility study on reunifying Courthouse Square was 
completed and accepted by City Council in 2004.  A Design 
Competition for redesigning the current configuration of 
Courthouse Square was held in 2007.  SWA Group was 
selected to lead design efforts for reconfiguring Courthouse 
Square.  The Specific Plan assumes Courthouse Square will be 
reunified.

♦ Highway 101 Widening.  Caltrans is constructing additional 
width on Highway 101 from the Highway 12 interchange 
north to Steele Lane.  An overpass structure will be built over 
Sixth Street as part of the widening project and a new connec-
tion under the highway at Sixth Street is being planned.

♦ Comstock Mall Mixed Use.  On the site of the Roxy on the 
Square movie theater, a plan for construction of a 14-story 
mixed-use development of 116 residential units with ground 
floor retail is being developed.  

♦	DeTurk Winery Village Project.  Reuse and conversion of the 
historic DeTurk Winery buildings on Donahue Street into 80 
residential condominiums.

♦ Santa Rosa Cannery Project .  Development of a five-story 
building with 65 residential condominiums and 15 live-work 
units.  The project will provide an enhanced pedestrian path-
way connection between the SMART property and Prince 
Memorial Greenway / Santa Rosa Creek.

♦ West End Village Project.  Redevelopment of warehouse 
buildings on Wilson Street between 8th and 9th streets with 
25 townhome units, 20 live-work units and 3,000 square feet 
of commercial / retail space.  The project proposes to provide 
enhancements along the future pedestrian and bicycle trail 
along the SMART rail corridor.  

♦ 4th and Davis Office Building.  Development of a 44,000 
square-foot office building with 7,600 square-feet of ground 
floor commercial/retail space on Davis Street between 4th 
Street and 5th Street.
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♦ Railroad Square Terraces Project.  A mixed-use infill devel-
opment in the heart of the Railroad Square commercial area 
featuring 29 residential condominiums above 5,200 square-feet 
of ground floor commercial retail space.

♦ Moore Center Project.  A five-story mixed use building at the 
corner of Healdsburg Avenue and 10th Street with 80 apart-
ment units and 10,000 square feet of ground floor commercial/
retail space along Healdsburg Avenue.

♦ The Burbank Project.  A 26-unit residential infill project bor-
dering the historic Cherry Street neighborhood on 7th Street.

♦ Davis Street Office Project.  A four-story 34,000 square-foot 
office building located at the southeast corner of 4th and Davis 
Street.



The Plan Area currently contains many ele-
ments necessary for the creation of a vibrant 
urban center, including a distinct identity and 
character, a diverse mix of uses, transit-oriented 
development, and pedestrian-friendly connec-
tions.  The vision detailed in this chapter builds 
on the foundation those elements provide and 
outlines how they can be employed to direct 
future development and public improvements 
in the Plan Area.  A conceptual illustration of 
the vision is presented graphically in Figure 3-
1.  Development and public improvements will 
take place as public resources and market forces 
dictate.  

The Downtown Station Area Specific Plan is based on the community’s vision for the area and its future.  This chapter provides a summary 

of this vision and sets goals for the physical form, location and function of new development foreseen by the Plan.

3 Vision
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Conceptual Illustration of Performing Arts Center and New City Hall along Santa Rosa Creek
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1.  New pocket park

2.  New residential development

3.  Mixed use development & 
street improvements at Santa 
Rosa Avenue

4.  Infill residential & live/work 
development in Maxwell Court

5.  Donahue Street extension into 
Maxwell Court

6.  New development & street 
improvements on Wilson Street

7.  SMART Joint Development 
Project including restored water 
tower & pedestrian connection 
to Santa Rosa Creek

8.  SMART Station Site

9.  New development fronting 
Third Street

10. Mixed use development in 
Sebastopol Road area

11. Reconnection of Roberts Road

12. New underpass & street 
improvements at Sixth Street

13. Fourth Street reconnection at 
Santa Rosa Plaza

14. New development & street 
improvements at Santa Rosa 
Plaza parking garages

15. New development along Santa 
Rosa Creek

16. Reunified Courthouse Square

17. Relocated City Hall

18. Potential performing arts center 
on City Hall site

19. Daylight Santa Rosa Creek

1110
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Figure 3-1: Conceptual Illustrative 



A.	 Enhance Distinct Identity and Character 

The Plan Area encompasses Santa Rosa’s civic, cultural and com-
mercial core, as well as several historic neighborhoods that together 
form a diverse and distinctive character for the area.  Ensuring the 
preservation and extension of these characteristics is a priority of 
the Specific Plan.  To this end, development guided by this Specific 
Plan will:

♦ Capitalize on Railroad Square’s historic 
transportation role and reinforce this 
unique location while strengthening 
the coherent sense of place.

♦ Build on the momentum created by the 
reunification of Courthouse Square and 
extend the positive pedestrian qualities 
of Fourth Street to other parts of the 
Courthouse Square area.  

♦ Retain and restore excellent examples 
of historic industrial character existing 
in the railway alignment including the 
historic water tower and the Fitzgerald 
Building on Roberts Avenue, and use 
this character as a context for new 
development in these areas.

♦ Provide more opportunities for pedes-
trian connectivity on Santa Rosa 
Avenue in order to link the Juilliard 
Park and Burbank Gardens residential 
neighborhoods together.

Chapter 3: Vision

Downtown Station Area Specific Plan
City of Santa Rosa

3-�

♦ Ensure that new development along Santa Rosa Creek pro-
vides visual and physical connections to the creek in order to 
improve safety and liveliness for trail users.

♦ Establish Fourth Street as the central pedestrian corridor 
between the east and west sides of downtown.

♦	Support and enhance development of art and cultural facilities 
in the downtown area.

Conceptual Illustration of Fourth Street in Railroad Square
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B.	 Encourage a Diverse Mix of Uses

The Specific Plan provides an important opportunity to reinforce 
the role of the Plan Area as a place to live, work, shop and visit.  
Successful urban centers offer a wide variety of amenities and foster 
an environment that is active throughout the day and evening.  As 
the center of the business, residential, social and civic life for Santa 
Rosa, the Plan Area should provide a diverse mix of uses with a 
range of intensity levels.  The Specific Plan will:

♦ Create the opportunity for additional residential units within 
the Plan Area to support a wide range of additional services 
and amenities.  A larger residential base will also generate sig-
nificant ridership for the SMART commuter rail system. 

♦ Provide for a range of housing choices and support a diverse 
population by promoting development of different types of 
housing units, from lower-density townhouse units up to 

mid-rise mixed-use towers.  Housing is 
affordable, accessible and designed with 
sustainability in mind. 

♦ Plan for the development of a per-
forming arts center, which will bring 
people from the region into the Plan 
Area and will be a community asset to 
residents as well as to retail and service 
businesses.

♦ Attract a grocery store to the down-
town area.

♦  Assist in the development of a Food 
and Wine Center in Historic Railroad 
Square.

♦ Allow all existing uses in the Plan 
Area to remain, if desired, and contrib-
ute positively to the mix of uses.

Conceptual Illustration of Santa Rosa Avenue Mixed-Use Development



C.	 Incorporate Transit-Oriented Development

Transit-oriented development (TOD) promotes transit as a conve-
nient alternative to the automobile, reducing automobile dependen-
cy and supporting a cleaner environment.  TOD also fosters a more 
active and attractive location for visitors and residents alike.  The 
Downtown Station Area Specific Plan is an excellent opportunity 
to create a pedestrian-friendly environment that provides multiple 
transportation choices for residents, employees and visitors.  The 
Specific Plan will:

♦ Capitalize on the attraction of the 
new Downtown Station of the 
SMART system to bring additional 
people to the area.  Development 
of the SMART Joint Development 
Project near the station site will serve 
as a major catalyst for new develop-
ment and add to the activity already 
generated by Railroad Square.

♦ Ensure that mixed-use development 
with ground floor retail will be 
developed on key streets throughout 
the Plan Area to facilitate pedestrian 
connectivity along those streets.

♦	Create a transit supportive environ-
ment through land use intensifica-
tion and establishment of transit-ori-
ented development guidelines.
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♦ Ensure that all improvements and development in the Plan 
Area will integrate and connect safely and effectively to all 
transit, including bus transit and the SMART line.

♦ Define ways in which parking demand can be balanced with 
the need and desire to enhance transit ridership and pedestrian 
amenities.  A mixed-use development program will allow park-
ing to be managed comprehensively rather than on a parcel-by-
parcel basis.

Conceptual Illustration of Live/Work Housing on Roberts Avenue
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D.	 Create Additional Pedestrian-Friendly Connections

The Santa Rosa downtown area has many streets that are attractive 
and encourage residents and visitors to walk or bicycle.  They pro-
vide an active street life and enable choice in mode of transporta-
tion.  There are gaps, however, and it can be difficult to move from 
one neighborhood to another on bicycle or foot.  The implementa-
tion of streetscape improvements, the addition of pedestrian and 
bicycle linkages, and the elimination of visual and physical barriers 
will facilitate the unification of the Plan Area.  The Specific Plan 
will:

♦ Continue efforts to improve the role of Santa Rosa Creek as 
a link to the region and a broader connection to the natural 
environment.

♦ Identify and prioritize the creation of new connections in 
the Plan Area, including the reconnection of Fourth Street 
through Santa Rosa Plaza, a new underpass under Highway 
101 at Sixth Street, the reconnection of Roberts Avenue from 
Sebastopol Road to West Third Street, and the extension of 
Donahue Street into the Maxwell Court area.

♦Support the effort to provide a dedicated pedestrian and bicycle 
multi-use path proposed by SMART along the railway right-
of-way.

♦ Propose improvements to existing bicycle and pedestrian 
connections along key streets and corridors from surround-
ing districts and neighborhoods into the Railroad Square and 
Courthouse Square areas.

♦ Ensure a minimum level of service for existing and future 
vehicular traffic within the existing street grid by prioritiz-
ing needed intersection improvements while accommodating 
vehicles and pedestrians.

♦ Build upon existing bicycle and pedestrian networks. 



A.	 Land Use Framework

The Specific Plan Area contains a diverse mix of land uses, devel-
opment intensities, building heights and circulation patterns.  To 
preserve the character of these diverse neighborhoods while guid-
ing appropriate development, the Specific Plan Area is divided into 
seven distinct Sub-Areas.  Figure 4-1 illustrates the locations and 
boundaries of the Sub-Areas.  These are the Courthouse Square, 
Railroad Square, Railroad Corridor, Park and Gardens, Imwalle 
Gardens, and Residential and Historic Residential Sub-Areas.

Each Sub-Area has unique characteristics that inform potential de-
velopment and land uses.  The Land Use Framework sets develop-
ment regulations for each of these Sub-Areas that include use, den-
sity and height.  The regulations will supplement the City of Santa 
Rosa’s existing Zoning Code and Design Guidelines: any conditions 
not addressed are subject to Santa Rosa’s existing policies.  Existing 
land uses that are not consistent with the regulations in the Land 
Use Framework are permitted to continue as legal nonconforming 
uses.

This chapter describes the land use framework for the Downtown Station Area Specific Plan, which contains regulations to ensure that the 

land use goals are realized.  Both the framework and policies build on policies already contained in the Santa Rosa 2020: General Plan, as 

well as the City’s Zoning Code and Design Guidelines.

4 Land Use 

Downtown Station Area Specific Plan
City of Santa Rosa
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West End Historic Residential District 

Juilliard Park Courthouse Square

Railroad Square Historic District 
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Figure 4-1: Land Use Framework Sub-Areas
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1.	 Courthouse Square Sub-Area 
The Courthouse Square Sub-Area is the commercial core of Santa 
Rosa.  It extends from Highway 101 east to E Street, and from Col-
lege Avenue south to Sonoma Avenue.  This Sub-Area is a major 
employment, retail and government center as well as a transit hub 
for bus transit users.  There are many notable and historic buildings 
in this Sub-Area.  Although some parts of this Sub-Area are lively, 
especially along Fourth Street, many streets do not accommodate 
pedestrians very well.

The Courthouse Square Sub-Area is envisioned to be developed 
into a vibrant mixed-use area with new housing added to the exist-
ing office and retail uses.  High-density housing appropriate for a 

city center is encour-
aged and continuous 
ground-floor retail 
will promote a pedes-
trian-friendly environ-
ment.  More housing 
around Courthouse 
Square will increase ac-
tivity at night, provide 
more street life and 
improve safety.  Ad-
ditional uses, such as a 
performing arts center 
and a downtown gro-
cery store, are encour-
aged to increase the 
viability of housing in 
Courthouse Square.

4-�

Existing land use regulations currently support these goals with a 
few exceptions.  Following are new land use regulations required to 
support the goals for the Courthouse Square Sub-Area:

♦	New development shall provide activity-generating uses at the 
ground floor along all public streets.  

♦	Height limits shall remain unchanged and shall continue to fol-
low the City’s existing Mid-Rise Policy.  In accordance with 
current regulations, housing density levels in the Courthouse 
Square Sub-Area will remain unrestricted.  Therefore, height 
limits will determine the density of development within the 
Courthouse Square Sub-Area.  

♦	The Retail and Business Services designation shall allow a super-
market in the Courthouse Square Sub-Area.

♦	The land use designation for properties fronting the north side 
of Sixth and Seventh 
Streets and the west 
side of A Street is 
changed to allow for 
mixed-use develop-
ment.  The change is 
intended to encour-
age the development 
of activity generating 
uses at the street level 
that will draw people 
into the area.  Resi-
dential development 
will continue to be 
allowed.
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Courthouse Square Sub-Area Example of a Mid-Rise Mixed-Use Development
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2.	 Railroad Square Sub-Area 
The Railroad Square Sub-Area is the historic transportation center 
of Santa Rosa.  It is the area bounded by Santa Rosa Creek to the 
west and south, Sixth Street/West Sixth Street to the north and 
Highway 101 to the east.  The existing urban structure of Railroad 
Square around Fourth Street has an intimate quality and very com-
fortable character.  The Vineyard Creek Hotel and Conference 
Center to south is set back from Third Street.  The unimproved 
land between Third Street and the Hotel is expected to be devel-
oped in the future.  Vacant land and remnants of the industrial rail-
way character lie across the tracks on the western edge.  

The Railroad Square Sub-Area is envisioned as a mixed-use area with 
residential, hotel, office and retail uses allowed throughout.  With the 
reintroduction of transit to this area there will be many opportuni-
ties to improve and extend the existing development.  Preservation 
of existing historic buildings and urban structure will be essential, 

and new development 
will need to respect 
the existing charac-
ter in scale and detail.  
As in the Courthouse 
Square Sub-Area, activ-
ity-generating uses on 
the ground floor of all 
new development will 
promote a pedestrian-
friendly environment.

The following are new 
land use regulations re-

quired to support the goals for the Railroad Square Sub-Area:

♦	All new development within the Sub-Area is required to be a 
minimum of two stories.  

♦	Height limits shall continue to follow the City’s existing Mid-
Rise Policy as follows: south of Third Street there is a seven-sto-
ry height limit and north of Third Street there is a height limit 
of five stories.  All projects in the area north of Third Street that 
are over 35 feet tall are subject to review and approval by the 
Cultural Heritage and Design Review Boards. 

♦	Development guidelines and streetscape standards for this Sub-
Area will provide additional restrictions to ensure that new de-
velopment is appropriate and respects the context and historic 
character of Railroad Square.
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3.	 Railroad Corridor Sub-Area 
The Railroad Corridor Sub-Area is the area historically influenced 
by commercial railway operations.  The northern section ranges 
from Sixth Street to College Avenue along the railroad tracks and 
includes the Maxwell Court industrial area west to Dutton Avenue.  
The southern section ranges from Santa Rosa Creek to Sebastopol 
Road, also along the railroad tracks.  South of Highway 12 it is 
bounded by Dutton Avenue to the west. 

Many of the land uses existing in the Railroad Corridor Sub-Area 
are low intensity uses such as warehousing or storage.  This area 
presents an opportunity for a diverse mix of multi-family housing, 
live-work housing and mixed-use residential with neighborhood-
serving retail along with existing non-conforming uses.  There are 
challenges associated with potentially hazardous materials on sites 
within this Sub-Area, and there are also some existing historic build-
ings that should be rehabilitated.  Neighborhood-serving retail at the 
street level in key locations will provide community focal points, 
and small community open spaces will enliven the streetscape and 
provide places for children to play.   

While the land uses and building forms envisioned for the future 
of this Sub-Area reflect a transition from current conditions, there 
are provisions within the Specific Plan that allow existing noncon-
forming uses to continue to operate in the interim.  The following 
section describes the new land use regulations supporting the goals 
for the Railroad Corridor Sub-Area:

♦	Development located adjacent to an existing Residential and 
Historic Residential Sub-Area should be compatible in both 
scale and design with the adjacent neighborhood.

♦	There is a four-story height limit for new buildings within this 

4-�

Sub-Area, with the exception of those projects 
located adjacent to existing Residential and 
Historic Residential Sub-Areas.  The height 
limit for projects located in these areas is three 
stories.

♦	To facilitate the planned transition to a more 
compact development pattern within the sub-
area, increased setback distances should not be 
used as a measure to mitigate potential noise 
and air quality impacts when new development 
is proposed next to non-conforming industrial 
or light industrial uses.

♦	Two pocket parks are proposed as part of the 
realization of this Plan:  one is an approxi-
mately one-acre site in the Maxwell Court 
neighborhood, and the other is about one acre in 
the Sebastopol Road 
n e i g h b o r h o o d .  
These are shown in 
Chapter 7, Utilities 
and Public Services.

♦	The existing historic 
Fitzgerald ware-
house on Roberts 
Avenue in the Sebas-
topol Road area shall 
be retained and reha-
bilitated.
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4.	 Park and Gardens Sub-Area 
The Park and Gardens Sub-Area consists of the primarily commer-
cial parcels along Santa Rosa Avenue, reaching from Highway 12 in 
the south to Charles Street at the north end.  The existing character 
of this Sub-Area is that of a commercial strip, with buildings set 
back and separated from the street by parking lots.  

Santa Rosa Avenue is a wide and busy vehicular corridor separat-
ing the Juilliard Park neighborhood and Burbank Gardens neigh-
borhood. The Park and Gardens Sub-Area is envisioned as a place 
where new development will provide a shared identity for these 
two neighborhoods and enable new connections across Santa Rosa 
Avenue.  It will be a mixed-use area with housing and retail uses 
allowed throughout.  

While the land uses and building forms envisioned for the future 
of this Sub-Area reflect a transition from current conditions, there 
are provisions within the Specific Plan that allow existing noncon-
forming uses to continue to operate in the interim.  The following 
section describes the new land use regulations supporting the goals 
for the Park and Gardens Sub-Area are:

♦	There is a three-story height limit for new buildings in this Sub-
Area.  A minimum height of two stories is required.

♦	New buildings should be built up to the edge of the property 
line along Santa Rosa Avenue to give better definition to the 
street, with activity-generating uses on the ground floor of all 
new development, with parking set behind the structure.  
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5.	 Imwalle Gardens Sub-Area 
The Imwalle Gardens Sub-Area consists of three undeveloped par-
cels on the north and south sides of West Third Street, one block 
west of Dutton Avenue.  The parcels are collectively known as Im-
walle Gardens and were once farmed by the Imwalle family.  The 
family has ceased most farming activities, but continues to operate 
a small retail/distribution store on the property.  The western por-
tion of the property was recently redesignated for Medium-Low 
Density residential uses.

The following land use regulations shall guide new development in 
the Imwalle Gardens Sub-Area:

♦	No continuous walls or high fences shall be constructed along 
West Third Street adjacent to residential development.  Entries 
to residential development should be visible from West Third 
Street.  

4-�

♦	At least one public street in the 
residential development shall 
connect from West Third Street 
to Santa Rosa Creek.

♦	A linear park approximately 
one and one-half acres in size 
shall be built along Santa Rosa 
Creek within the Sub-Area.  
Entries to residences shall face 
onto this park, or shall face 
onto a public street bordering 
the park.

6.	 Residential Sub-Areas & Historic Residential Sub-Areas
The Residential Sub-Areas and Historic Residential Sub-Areas 
consist of eight distinct 
neighborhoods distribut-
ed around the perimeter 
of the Specific Plan Area.  
The Specific Plan Vision 
calls for maintenance and 
enhancement of the ex-
isting residential charac-
ter of the Residential and 
Historic Residential Sub-
Areas.  For this reason 
the Specific Plan retains 
existing land use designa-
tions.

W 3RD ST

COLLEGE AVE

W 9TH ST

3RD ST

N
 D

U
T

T
O

N
 A

V
E

S
A

N
T

A
 R

O
S

A
 A

V
E

SEBASTOPOL RD

W
ILSO

N
 ST

M
EN

D
O

C
IN

O
 A

V
E

9TH ST

W COLLEGE AVE

D
U

T
T

O
N

 A
V

E

C
LEVELA

N
D

 AVE

SONOMA AVE

B
O

Y
D

 ST
O

L
IV

E
 ST

S E ST

B
 ST

5TH ST

D
 ST

7TH ST

1ST ST

4TH ST

M
O

R
G

A
N

 ST

A
 ST

H
E

A
L

D
S

B
U

R
G

 A
V

E

H
IG

H
W

A
Y

 101

HIGHWAY 12

Imwalle Gardens Sub-Area

Example of Small-Lot Single-Family Development

W 3RD ST

COLLEGE AVE

W 9TH ST

3RD ST

S
A

N
T

A
 R

O
S

A
 A

V
E

SEBASTOPOL RD

W
ILSO

N
 ST

M
EN

D
O

C
IN

O
 A

V
E

W COLLEGE AVE

D
U

T
T

O
N

 A
V

E

C
LEVELA

N
D

 AVE

SONOMA AVE

B
O

Y
D

 ST
O

L
IV

E
 ST

S E ST

B
 ST

5TH ST

D
 ST

7TH ST

1ST ST

4TH ST

M
O

R
G

A
N

 ST

A
 ST

H
E

A
L

D
S

B
U

R
G

 A
V

E

H
IG

H
W

A
Y

 101

HIGHWAY 12

C
LEVELA

N
D

 AVE

ELEVE

VEV

C
LEVEV

CC
LE

W 3RD ST

O
L

IV
E

 STTST
V

EE
S

M
O

R
G

A
N

O
R

GG
MM

O

A
 STSTTTTST

H
E

A
L

D
S

B
U

R
G

A
V

E
A

V
S

B
U

R
G

V
E

A
V

M
O

R
G

A
N

 ST

G
A

N

O
R

GG
MM

O

TT

H
E

A
L

D
S

B
U

R
G

A
V

E

M
E

7TH S

M
EN

7TH ST

S

SONOMA AVE
NOOSONONNOOSON

E
MA AV

OMMA
SO

VEAVA A
NOM

S

Residential and Historic Residential Sub-Areas



Chapter 4: Land Use

Downtown Station Area Specific Plan
City of Santa Rosa

4-�4-�

W 3RD ST

COLLEGE AVE

W 9TH ST

3RD ST

N
 D

U
T

T
O

N
 A

V
E

S
A

N
T

A
 R

O
S

A
 A

V
E

SEBASTOPOL RD

W
ILSO

N
 ST

M
EN

D
O

C
IN

O
 A

V
E

9TH ST

W COLLEGE AVE

D
U

T
T

O
N

 A
V

E

C
LEVELA

N
D

 AVE

SONOMA AVE
B

O
Y

D
 ST

O
L

IV
E

ST

S E ST

B
 ST

5TH ST

D
 ST

7TH ST

1ST ST

4TH ST

M
O

R
G

A
N

 ST

A
 ST

H
E

A
L

D
S

B
U

R
G

A
V

E

0 500 1,000 Feet

Specific Plan Area 

Areas of Change

Low Density Residential

Medium Low Density Residential

Medium Density Residential

Transit Village Medium 

Transit Village Mixed Use

Retail & Business Services

Retail/Medium Residential Mixed Use

Office

Office/Med Residential

Lt Ind/Med Residential Mixed Use

Public/Institutional

Parks and Recreation

Creek

Figure 4-2: Land Use Designations for the Plan Area with Areas of Change Indicated
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B.	 Land Use Designations

This section describes the land use designations and associated de-
velopment intensities that will apply in the Plan Area.  Figure 4-2 il-
lustrates the land use designations for the Plan Area; locations with 
different land use designations or development intensities from 
those in the Santa Rosa 2020: General Plan are outlined in black.  In 
order to support the goals set forth in the Land Use Framework, 
the Specific Plan includes a new land use category, Transit Village, 
that has two classifications: Transit Village Medium and Transit 
Village Mixed Use.  

Residential densities are stated as the number of housing units per 
gross acre of developable land.  Development is required within the 
density range (both maximum and minimum) stipulated in the clas-
sification.  Development standards established in the Zoning Code 
may limit attainment of maximum densities.  Areas that have been 
designated for multiple land uses are distinguished by a striped pat-
tern on the Land Use Diagram.  Single or multiple uses are allowed 
in these areas, consistent with the designated land uses.  Table 4-
1 shows permitted densities and intensities for land use classifica-
tions.

1.	 Low Density Residential
Single-family residential development at a density of 2.0 to 8.0 units 
per gross acre is allowed in this classification, which is primarily in-
tended for detached single-family dwellings.  Attached single-family 
and multi-family units may be permitted.

2.	 Medium Low Density Residential
Housing at densities from 8.0 to 13.0 units per gross acre is allowed 
in this classification, which is intended for attached single-family 
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residential development.  Single-family detached housing and multi-
family development may be permitted.  Development at the mid-
point of the density range is desirable but not required.

3.	 Medium Density Residential
Housing at densities from 8.0 to 18.0 units per gross acre is allowed 
in this classification, which permits a range of housing types, in-
cluding single-family attached and multi-family developments, and 
is intended for specific areas where higher density is appropriate.  
Development at the mid-point of the density range or higher is re-
quired.  Single-family detached housing is not permitted.

Land Use 

Residential
Density
(DU/GA)

Residential
Density

Mid-Point
(DU/GA)

Square
Feet Per 

Employee

Residential    

  Low Density 2.0 – 8.0 5.0 – 

  Medium Low Density 8.0 – 13.0 10.0 – 

  Medium Density 8.0 – 18.0 13.0 – 

Transit Village     

  Transit Village Medium 25.0 – 40.0 – 300 

  Transit Village Mixed-Use 40.0 – 60.0 –  300 

Commercial    

  Retail and Business Services – – 300 

Office – – 250 

Industrial    

  Light Industry – – 400 

Public/Institutional – – 300 

Table 4-1: Permitted Densities by Land Use 
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4.	 Transit Village Medium
This classification is intended to accommodate mixed-use develop-
ment within approximately one-half mile of a transit facility.  De-
velopment should transition from less intense uses at the outlying 
edges to higher intensity uses near the transit facility.  Residential 
uses are required, and ground floor neighborhood serving retail and 
live-work uses are encouraged.  Housing densities range from 25.0 
to 40.0 units per gross acre.  

5.	 Transit Village Mixed Use
This classification is intended to accommodate a well-integrated mix 
of higher intensity residential, office and commercial uses within 
one-quarter mile of a transit facility.  Development is designed and 
oriented to create a central node of activity at or near the transit 
facility.  Housing densities range from 40.0 to 60.0 units per gross 
acre.

6.	 Retail and Business Services
This classification allows retail and service enterprises, offices, and 
restaurants.  Regional centers, which are large complexes of retail 

and service enterprises anchored 
by one or more full line depart-
ment stores, and destination cen-
ters, which are retail centers an-
chored by discount or warehouse 
stores, are allowed.

7.	 Office
This classification provides sites 
for administrative, financial, 
business, professional, medical 
and public offices.

8.	 Light Industry
This classification accommodates light industrial, warehousing and 
heavy commercial uses. Uses appropriate to this land use category 
include auto repair, bulk or warehoused goods, general warehous-
ing, manufacturing/assembly with minor nuisances, home improve-
ment retail, landscape materials retail, freight or bus terminals, re-
search oriented industrial, accessory offices, and employee-serving 
commercial uses, and services with large space needs, such as health 
clubs.  Professional office buildings are not permitted.

9.	 Public/Institutional
This classification allows for an area or cluster of governmental or 
semi-public facilities, such as utility facilities, government office 
centers, etc.  New facilities may be appropriate in any land use cat-
egory based on need and subject to environmental review.

10.	Parks and Recreation
This classification allows for neighborhood and community parks, 
recreation complexes, golf courses and creekways.  

C.	 Land Use Goals and Policies

Following are goals and policies established for the Specific Plan.  
These goals and policies are consistent with the existing goals con-
tained in the Santa Rosa 2020: General Plan and are intended to 
guide development in the Plan Area.

Goal SP-LU-1:  Ensure land uses that promote use of transit.

Policy SP-LU-1.1:  Establish appropriate land use designations 
and development standards which will result in a substantial num-

Example of a Four-Story Mixed-Use Development
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ber of new housing units within walking distance of the Down-
town SMART Station site.

Policy SP-LU-1.2:  Improve pedestrian, bicycle and bus transit 
connections from surrounding areas to the Downtown SMART 
Station site as well as between neighborhoods surrounding the 
SMART Station site.  

Policy SP-LU-1.3:  Create pedestrian friendly environments 
and provide convenient connections to the transit facility for all 
modes of transportation. 

Policy SP-LU-1.4:  As part of new development and/or major 
renovation of Santa Rosa Plaza, require mixed-use redevelopment 
of the existing parking structures and provision of activity-gener-
ating uses at the street level along all street frontages, including 
Morgan Street, A Street, First Street, Seventh Street and B Street.

Policy SP-LU-1.5:  Incorporate mixed-use development and ac-
tivity-generating uses along the Third Street frontage as part of 
any additional development on the Hotel and Conference Center 
site.

Goal SP-LU-2:  Encourage variety in new housing development.

Policy SP-LU-2.1:  Provide a variety of housing types and densi-
ties in the Specific Plan Area.

Policy SP-LU-2.2: Consider use of “live-work” units as a transi-
tional use between residential and industrial areas.

Policy SP-LU-2.3:  Utilize existing City programs and policies to 
encourage and facilitate development of affordable housing within 
the Specific Plan Area.

Policy SP-LU-2.4:  Allow adjustments to residential development 
standards for housing designed to be occupied by individuals with 
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disabilities in accordance with the City’s Reasonable Accommo-
dation Ordinance.

Policy SP-LU-2.5:  Evaluate issues of “visitability” in residential 
building design and develop a program for implementation of ap-
propriate policies and/or standards.

SP-LU-2.6:  Review the City’s Housing Allocation Plan to ensure 
it is a tool to provide affordable housing throughout the commu-
nity, including Station Plan area.  Evaluate alternative affordabili-
ty requirements for their feasibility, including 20 percent very low 
and low/ 20 percent moderate and 60 percent above moderate, the 
existing 15 percent to low income requirement and other creative 
options being utilized to provide affordable housing.  Complete 
study of the Housing Allocation Plan by mid-2008 to allow poli-
cies to be included in the Housing Element revision underway.

SP-LU-2.7:  Revise the Housing Allocation Plan to modify the in-
clusionary threshold from acreage-based to unit-based in the Spe-
cific Plan Area and eliminate the mixed-use housing exemption.

Goal SP-LU-3:  Encourage new development to incorporate sus-
tainable building principles.

Policy SP-LU-3.1:  Promote site and building design that improves 
energy efficiency by incorporating natural cooling and passive so-
lar heating. This may include extended eaves, window overhangs, 
awnings and tree placement for natural cooling, and building and 
window orientation to take advantage of passive solar heating.

Policy SP-LU-3.2:  Support the use of green or sustainable build-
ing materials, including recycled content materials that are consis-
tent with the underlying architectural style and character of the 
building.
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Policy SP-LU-3.3:  Encourage green site design by utilizing native 
trees and plants where possible, incorporating permeable paving 
and designing resource-efficient landscapes and gardens.

Policy SP-LU-3.4:  Utilize the Santa Rosa Build it Green (SR 
BIG) Program/Green Build Guidelines or equivalent and com-
parable guidelines for commercial and multifamily development 
as comprehensive guides for achieving sustainable building design 
and building practices.

Goal SP-LU-4: Develop a cohesive network of travel routes by 
guiding new development toward appropriate uses and design.

Policy SP-LU-4.1: Maintain and extend the positive qualities of 
the downtown area’s traditional development pattern by requir-
ing activity-generating uses such as retail at street level throughout 
the Courthouse Square and the Railroad Square Sub-Areas.

Policy SP-LU-4.2: Require new development to include activity 
generating uses such as retail at the street level along Sixth Street, 
A Street and Seventh Street.  

Policy SP-LU-4.3: Support the creation of a pedestrian-oriented 
environment along Santa Rosa Avenue with two to three-story 
mixed use buildings, improved street furnishings and other pedes-
trian amenities.   

Policy SP-LU-4.4:  New development and/or major renovations 
should be designed to reinforce and enhance the pedestrian-orient-
ed character of Fourth Street (from Santa Rosa Creek to E Street) 
and Mendocino Avenue (between Second and Seventh Streets). 

Policy SP-LU-4.5:  In Railroad Square, new development and/or 
major renovations within the historic district shall be designed to 
respect, retain and enhance the historic qualities of the area.

Policy SP-LU-4.6:  Development of properties along Fourth 
Street and West Fourth Street in Railroad Square shall be designed 
to maintain views of the historic water tower from the Fourth 
Street corridor.

Policy SP-LU-4.7:  New development within the Railroad Square 
Sub-Area should be designed to create opportunities for interac-
tion with adjacent development or public spaces.  Internalization 
or isolation of active uses or spaces is discouraged.

Policy SP-LU-4.8:  Development at the northern end of the 
SMART Site should be oriented toward West Sixth Street and de-
signed to be compatible in both scale and materials with existing 
development in the West End neighborhood.

Policy SP-LU-4.9:  Encourage the creation of a neighborhood re-
tail hub and pedestrian crossing at the intersection of Sebastopol 
Avenue, Santa Rosa Avenue and Mill Street to enable interaction 
between the Juilliard Park neighborhood and the Burbank Gar-
dens neighborhood.

Goal SP-LU-5: Create identifiable places while seeking to pre-
serve and enhance the character of existing neighborhoods 
within the Plan Area.

Policy SP-LU-5.1: New development shall be designed to rein-
force and enhance the distinctive and unique qualities of the Sub-
Area it is located within.

Policy SP-LU-5.2:  Prepare and implement streetscape design 
“palettes” for Sub-Areas within the Plan Area that will accent the 
identity of individual Sub-Areas and help define the character and 
role of the street.
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Policy SP-LU-5.3: Require public and private improvement proj-
ects to be designed in conformance with the Development Guide-
lines and Streetscape Standards established in Chapter 5 of this 
plan. 

Policy SP-LU-5.4:  Allow continuance of existing non-conform-
ing uses within the Plan Area until properties are ready to convert 
to uses that are consistent with adopted plans and regulations.  Al-
low for maintenance and re-occupancy of buildings with non-con-
forming uses and exempt minor alterations and/or expansions of 
existing buildings from the development guidelines established in 
the Development Guidelines and Streetscape Standards chapter of 
this plan.

Policy SP-LU-5.5:  Infill development in the Residential and His-
toric Residential Sub-Areas should incorporate and reflect charac-
ter defining elements of the area as identified by the City’s Cul-
tural Heritage Board and follow the design guidelines outlined in 
the City’s Processing Review Procedures for Historic Properties.

Policy SP-LU-5.6:  Require development of a parallel frontage 
street along the Santa Rosa Creek corridor in the Imwalle Gar-
dens Sub-Area to maximize visual and physical connections with 
the creek.

SP-LU-5.7:  New development in the Davis and Ripley areas of 
the West End neighborhood shall be designed with special atten-
tion to compatibility with existing single-family units.

Goal SP-LU-6:   Encourage development projects that will im-
prove the quality of life in the Plan Area and draw new residents 
into the core of Santa Rosa.

Policy SP-LU-6.1:  Proceed with plans for re-unification of Old 
Courthouse Square.
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Policy SP-LU-6.2:  Extend Fourth Street through Santa Rosa 
Plaza to allow the street to be reconnected between Courthouse 
Square and Railroad Square.

Policy SP-LU-6.3:  Develop a new Civic Center, including a per-
forming arts center and new City Hall in the area generally bound 
by Second Street, Sonoma Avenue, D Street and Santa Rosa Av-
enue.

Policy SP-LU-6.4:  Expose the covered portion of Santa Rosa 
Creek as part of the development of the new Civic Center.

Policy SP-LU-6.5:  Attract a grocery store to the downtown 
area.

Policy SP-LU-6.6:  Pursue development of a new park and am-
phitheatre on the vacant land located at the west end of the Prince 
Memorial Greenway near the intersection of West Sixth Street 
and Pierson Street.

Policy SP-LU-6.7:  Explore the feasibility of preserving the his-
toric agricultural connection on the Imwalle property with the 
Sonoma County Agricultural Preservation and Open Space Dis-
trict.

Policy SP-LU-6.8:  Coordinate with SMART on integrating the 
regional pedestrian/bicycle trail along the rail right-of-way with 
City and County bicycle and pedestrian master plans.

Policy SP-LU-6.9:  Encourage development of neighborhood-
serving retail uses in areas adjacent and accessible to residential 
neighborhoods.  These retail uses should be compatible with the 
character of the immediately surrounding area and include “mom 
and pop” pedestrian-oriented stores.  Larger scale, auto-oriented 
enterprises are discouraged. 
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Policy SP-LU-6.10: Consider public-private partnership opportu-
nities to develop mixed-use projects on City-owned parking sites 
and facilities in the downtown area.

Policy SP-LU-6.11: Future development of City-owned surface 
parking lots located at B and Ross Streets and Third and E Streets 
and future redevelopment of the Post Office site located on Sec-
ond Street shall include a mix of residential and commercial uses.

Policy SP-LU-6.12: Pursue opportunities to create an arts-sup-
portive environment in the Specific Plan Area, including attrac-
tion of arts- and culture-oriented businesses and facilities, consis-
tent with the City’s vision for the Santa Rosa Arts District.

D.	 Development Potential

By applying development density prototypes to opportunity sites 
within the Plan Area and considering market projections the poten-
tial for development in the Plan Area was calculated.  The Specific 
Plan assumes that up to 3,409 dwelling units, 197,500 square feet of 
office and institutional uses, and 296,000 square feet of retail uses 
could be developed over the next twenty years.  These numbers 
were used to analyze infrastructure, traffic and other impacts.  Table 
4-2 indicates potential development in each of the Specific Plan Sub-
Areas.  The actual development may vary from these assumptions.  
The Plan recognizes that some opportunity sites may not develop 
as anticipated and that other unidentified sites may develop.  This 
development program is meant to represent the potential for devel-
opment under assumed conditions and to provide a framework for 
growth in the Specific Plan Area.

Development and improvements in the Plan Area are subject to the 
provisions of the General Plan, Zoning Code and Design Guide-
lines.  Other policies addressing transportation, public services, 
utilities, and implementation can be found in later chapters of this 
Plan.  Other policies to ensure no adverse environmental impacts 
for air quality, biological resources, cultural resources, geology and 
soils, hazardous materials, hydrology and noise can be found in the 
Downtown Station Area Specific Plan EIR.

Sub Areas Residential 
Office/ 

Public Institutional Retail 

Imwalle Gardens 280 Units   

Railroad Corridor 1,316 Units  9,450 Sq.Ft. 

Railroad Square 344 Units 50,000 Sq.Ft. 94,960 Sq.Ft. 

Courthouse Square 1,273 Units 147,500 Sq.Ft. 164,090 Sq.Ft. 

Park and Gardens 146 Units  27,500 Sq.Ft. 

Residential 50 Units   

Estimated Specific Plan Total 3,409 Units 197,500 Sq.Ft. 296,000 Sq.Ft. 

Table 4-2: Development Potential by Sub-Area 



Unlike the City’s existing Zoning Code and Design Guidelines, 
both of which include provisions for development based on loca-
tion and land use, the following Development Guidelines and 
Streetscape Standards apply specifically to designated corridors 
within the Specific Plan Area.  These streets and passages are the 
pivotal corridors within the Plan Area and serve as the foundation 
for its existing and future character, degree of connectivity and 
emerging development patterns. 

The Development Guidelines set out in this chapter are “form-
based” and regulate the physical form rather than the land use 
classification to ensure a more attractive and better functioning 
built environment.  The Streetscape Standards govern the design 
and installation of elements within and along key streets and corri-
dors.  Taken together, the Development Guidelines and Streetscape 
Standards will serve to reinforce distinctive characteristics within 
the Specific Plan Area and create environments that are comfort-
able to walk in.

All future projects associated with these streets and corridors should 
reference the following Development Guidelines and Streetscape 

This chapter describes the Development Guidelines and Streetscape Standards for the Downtown Station Area Specific Plan.    They will 

ensure that new development and streetscape improvements along key corridors promote vibrant and attractive streets while improving 

connectivity within the Plan Area.  

5 Development Guidelines and Streetscape Standards

Downtown Station Area Specific Plan
City of Santa Rosa
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Standards as the primary authority for all design issues and utilize 
Santa Rosa’s existing policies and documents for any conditions not 
addressed.  Any projects that are not associated with a designated 
street or and corridor, even if it is within the Plan Area, are subject 
to Santa Rosa’s existing Zoning Code and Design Guidelines.

The Historic DeTurk Round Barn
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A.	 Street and Corridor Types & Urban Design Sub-Areas

The Specific Plan Area contains a complex network of streets and 
corridors varying in size, intensity of use, character and purpose.  
As in every community, some of these streets and corridors play a 
larger role in the daily functioning and traffic patterns of the area 
than others.  A public workshop process helped identify existing 
key streets and corridors in the Plan Area, existing streets and 
corridors with potential to become key connections if improved, 
and locations for new key streets and corridors in the future.  This 
information, along with public input on desired land uses and 
development intensities, was used to define a series of street and 
corridor types.  By name, the street and corridor types suggest a 
certain character in terms of physical scale and travel orientation.  
Development Guidelines and Streetscape Standards have been 
developed for each street and corridor type.  The guidelines and 
standards recognize the relationship between building form and the 
design of circulation and public space networks and are viewed as 
being critical to shaping the desired character of the corridor.

1.	 Influence of Sub-Areas
The Specific Plan Area is divided into seven distinct Urban Design 
Sub-Areas, and their boundaries and character are described in detail 
in the Land Use Regulations Chapter.  The Courthouse Square, 
Railroad Square, Railroad Corridor, Park and Gardens, Imwalle 
Gardens and Residential and Historic Residential Sub-Areas each 
have a distinctive character and mix of uses that directly affect 
the streetscape and development of the streets or corridors pass-
ing through them.  The Development Guidelines and Streetscape 
Standards include provisions that are intended to reflect distinctive 
and unique qualities found within each sub-area.  Figure 5-1 illus-

trates the locations of all the identified key streets and corridors in 
relation to the Urban Design Sub-Areas.  

2.	 Organization of Street and Corridor Types
 All of the key streets identified within the Plan Area are divided 
into two broad categories, Street Types and Corridor Types, and 
each of these contain additional subdivisions within them.  The 
Street Types category includes key travel routes for all modes of 
transportation and is subdivided into Urban Center Streets, Shop 
Front Streets, Boulevards, Entryway Streets, Live/Work Streets 
and Neighborhood Streets.  The Corridor Types category includes 
all key pedestrian and bicycle routes through the Specific Plan Area 
and is subdivided into the Santa Rosa Creek Corridor, the SMART 
Rail Corridor and Pedestrian Connectors. 

The Development Guidelines and Streetscape Standards address 
each of the Street and Corridor Types and include:

♦	New development shall provide activity-generating uses at the 
ground floor along all public streets.

♦	Goals describing the intended character, form and function of 
the street or corridor.

♦	Development Guidelines establishing the basic parameters 
governing building form for new construction or substantial 
renovation. 

♦	Development Guidelines Special Conditions describing addi-
tional requirements or guidelines for specific private or pubic 
building locations.
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Figure 5-1: Key Streets and Corridors by Sub-Area
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♦	Streetscape Standards establishing and continuing the develop-
ment of quality streetscape elements within the street or cor-
ridor right of way.

♦	Streetscape Standards Special Considerations describing addi-
tional right of way guidelines for unique locations within the 
Specific Plan Area.

3.	 Development Guidelines: Requirements and Definitions
Several of the terms used in the Development Guidelines and 
Streetscape Standards have specific meanings within this chapter and 
are critical to the application of these regulations and recommenda-
tions.

Development Height and Orientation

♦	Building height is measured as the vertical distance from the 
natural grade of the site to an imaginary plane located at the 
allowed number of feet above and parallel to the grade.  Building 
heights convey the intensity and scale of structures and impact 
the feeling of enclosure within the streetscape. 

♦	Stepback requirements specify the number of feet a building 
should recede from the build-to line of the floor below it and are 
provided for all floors above a specified story.  Stepbacks help 
create a continuous street wall edge, reduce the appearance of a 
building’s scale and streetscape presence, and help control wind 
at the ground level.  Six feet is the minimum stepback permitted 
to ensure a visual break in multi-story structures, and this dis-
tance provides the minimum width for a functional balcony. 

♦	Ground floor height requirements ensure that pedestrian ori-
ented uses such as retail can comfortably utilize the space.

Building Placement

♦Build-to lines establish a mandatory distance from the property 
line that the wall of a building must be constructed.  Build-
to lines directly impact the character and activity along the 
adjacent sidewalk.  A consistent build-to line is desirable in 
pedestrian-oriented environments.

♦Parking location requirements ensure that prime pedestrian 
frontage is not disrupted by automobile parking.

♦Ground floor land use requirements ensure that the ground 
floor uses are appropriate for the context.

♦Transparency and street level entries provide visual stimulation 
and interest for pedestrians.

B.	 Street Types

This section of the Development Guidelines and Streetscape 
Standards describes the six subcategories included in Street Types.  
These Street Types accommodate all modes of transportation and 
located along key corridors in the Specific Plan Area and include 
Urban Center Streets, Shop Front Streets, Boulevards, Entryway 
Streets, Live/Work Streets and Neighborhood Streets.  The fol-
lowing sections identify the location of individual Street Types and 
describe character, general development guidelines and standards, 
and special considerations by corridor and/or sub-area.  Specific 
development guidelines and standards for individual street segments 
within identified corridors are provided in Table B-1 in Appendix 
B, in the Street Specification Chart.  Figure 5-2 illustrates the loca-
tion of each of these Street Types within the Specific Plan Area.   
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Figure 5-2: Identified  Key Streets by Type 
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1.	 Urban Center Street Type
The following section describes the goals, development guidelines, 
streetscape standards and special considerations that apply to 
Urban Center Streets.

Urban Center Goals
The Urban Center Street Type exists only within the Courthouse 
Square Sub-Area.  This street type epitomizes the bustling avenue 
of the regional metropolis, with tall commercial and residential 
buildings facing onto the right of way and high canopy street trees 
lining its edges.  The Urban Center street type should provide easy 

access through the eastern half of the Plan Area for vehicular and 
transit traffic.  Cars and buses travel in three or four lane streets, 
shared where possible with striped Class II bicycle lanes.  The 
Urban Center street frontage should also provide a comfortable 
and safe pedestrian environment for the high volume of people 
traveling in and out of the Sub-Area on a daily basis.  Streetscape 
improvements and new development are aimed at providing a bal-
ance for these functions.  Figure 5-3 illustrates the location of the 
Urban Center streets within the Specific Plan Area. 

Urban Center Development Guidelines
The following Development Guidelines shall apply to all properties 
facing streets designated as Urban Center streets and apply to all 
properties on intersecting streets for a minimum of 50 feet.  Figure 
5-4 illustrates the height and orientation and Figure 5-5 illustrates 
the building placement of new development along Urban Center 
streets.

♦	Development Height and Orientation:  New buildings shall 
include a minimum of two stories and a maximum of ten sto-
ries.  Buildings shall stepback a minimum of six feet above the 
fifth floor.  Ground floor uses shall include a minimum of 12 
feet floor to ceiling height.

♦	Building Placement: At least 80% of street frontage shall be 
located on the build-to line.  Any proposed recess or setback 
shall be associated with entries or public space.  At the ground 
floor, no parking shall be allowed within 20 feet of street front-
age.  Uses shall be activity generating and retail uses are encour-
aged.  The ground floor frontage shall have a minimum of 50% 
transparency, and entries must face this street frontage.
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Figure 5-3: Urban Center Streets 
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Development Guidelines Special Considerations

♦	Properties facing directly onto Courthouse Square should be 
developed with fairly consistent building heights and make 
efforts to establish the civic significance through unique archi-
tectural treatment.  Ground floor uses shall be retail.

♦	Require right-of-way dedications or requiring building setbacks 
along Third Street and B Street to provide additional space for 
pedestrian facilities and planting of street trees where needed.

♦	New development on the existing City Hall site may be set 
back from the build-to line at the discretion of the Design 
Review Board.

♦	Future development of existing City-owned parking facilities 
should result in no net loss of public parking spaces, and should 
include increases in the supply of public parking spaces.

Urban Center Streetscape Standards
The following Streetscape Guidelines shall apply to all designated 
Urban Center Streets and shall govern the selection and design of 
elements along key streets and corridors.  The Street Trees Type, 
Street Lights Palette and Street Furnishings Palette referenced below 
are defined in Santa Rosa’s Design Guidelines and should be 
referred to for additional information.

♦Street Trees: Urban Center Street Type.

♦	Pedestrian Crossings:  Curb bulb-outs should be included where 
possible and special paving should be considered at intersec-
tions of all streets.

♦	Street Lights:  Courthouse Square Street Lighting Palette.

♦	Streetscape Furnishings:  Courthouse Square Streetscape 
Furnishing Palette.

Parking
no parking at 
Ground Floor within 
20' of streetfront

Build-to Line = Property Line

Ground Floor Use
Retail or 
Commercial Uses

Turn Corner
50' min

Build-To
not less than 80% 
of street frontage

Transparency
not less than 50% 
of street frontage

Stepback
6' minimum
above 5th floor

Building Height
max 10 stories / 150 feet
min   2 stories 

Ground Floor Height
12' clear minimum 

Parking
no parking at 
Ground Floor within 
20' of streetfront

Build-to Line = Property Line

Ground Floor Use
Retail or 
Commercial Uses

Turn Corner
50' min

Build-To
not less than 80% 
of street frontage

Transparency
not less than 50% 
of street frontage

Stepback
6' minimum
above 5th floor

Building Height
max 10 stories / 150 feet
min   2 stories 

Ground Floor Height
12' clear minimum 

Figure 5-4: Height and Orientation

Figure 5-5: Building Placement
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♦	Bicycle Provisions:  Street improvements should include Class II 
bicycle lanes along designated corridors.

♦	Transit Provisions: Install bus shelters and benches at stops 
along streets with bus routes.

Streetscape Standards Special Considerations

♦	Create a more unifying design for the Second Street Transit 
Mall where it intersects with Santa Rosa Avenue and B Street.

♦	The point at which Santa Rosa Avenue crosses over Santa 
Rosa Creek should include special signage or artwork to create 
an entry element and to announce the presence of the creek.  
Artwork should signify the importance of a future gateway 
park and proposed performing arts center nearby.

♦	Upgrade and maintain the lighting and public art along the sec-
tion of Third Street that passes under the Santa Rosa Plaza.

Figure 5-6 provides a conceptual illustration of a typical Urban 
Center street section.

sidewalk
bus and
parking travel lanetravel lane travel lanetravel lane

bus and
parking sidewalk

Figure 5-6: Urban Center Conceptual Street Section
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2.	 Shop Front Street Type
The following section describes the goals, development guidelines, 
streetscape standards and special considerations that apply to Shop 
Front Streets.

Shop Front Goals
The Shop Front street type exists in the Courthouse Square 
Sub-Area, the Railroad Square Sub-Area, the Railroad Corridor 
Sub-Area and the Park and Gardens Sub-Area.  This street type 
represents the classic Main Street retail corridor and is epitomized 
by Fourth Street in both Courthouse Square and Railroad Square.  
The Shop Front street type is characterized by predominantly retail 
uses on the ground floor level with commercial and residential uses 
above.  High canopy street trees provide shade and allow views into 
ground floor retail.  These streets provide a balance of pedestrian 
comfort and vehicular access.  Parallel or diagonal parking along 
both sides of the street provides parking for storefronts and helps 
to separate pedestrians from traffic.  Development Guidelines and 
Streetscape Standards for the Shop Front street type are aimed 
at preserving these qualities where they exist and providing or 
strengthening them at other identified locations in the Specific Plan 
Area.  Figure 5-7 illustrates the location of the Shop Front streets 
within the Specific Plan Area.

Shop Front Development Guidelines
The following Development Guidelines shall apply to all proper-
ties facing onto designated Shop Front streets and apply to all 
properties on intersecting streets for a minimum of 30 feet.  Figure 
5-8 illustrates the height and orientation and Figure 5-9 illustrates 
the building placement  of new development along Shop Front 
streets.

♦	Development Height and Orientation:  New buildings shall 
include a minimum of two stories.  Height limits for proper-
ties along Shop Front streets are dependent on the particular 
Urban Design Sub-Area in which they are located.  Refer to 
Table B-1 in Appendix B for specific information.  Buildings 
shall stepback a minimum of six feet above the third floor.  
Ground floor non-residential uses shall include a minimum of 
12 feet floor to ceiling height.  Use requirements for proper-
ties along Shop Front streets are dependent on the particular 
Urban Design Sub-Area in which they are located.  Refer to 
Table B-1 in Appendix B for specific information.
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Figure 5-7: Shop Front Streets 
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♦	Building Placement: At least 80% of street frontage shall be 
located on the build-to line.  The ground 
floor frontage shall have a minimum of 
80% transparency, and entries must fast 
this frontage.  All proposed recess or 
setback shall be associated with building 
entries or public space.  At the ground 
floor, no parking shall be allowed with-
in 20 feet of street frontage.

Development Guidelines Special 
Considerations

♦ Properties facing directly onto 
Courthouse Square should be developed 
with fairly consistent building heights 
and make efforts to establish the civic 
significance through unique architec-
tural treatment.  Ground floor uses shall 
be retail.

♦ Reconnect Fourth Street between 
Railroad Square and Courthouse Square 
through the Santa Rosa Plaza.

♦   Properties fronting on Fourth Street 
in Courthouse Square and Railroad 
Square shall have at least one retail use 
at the ground floor level.

♦   The intimate quality of Mendocino 
Avenue and Fourth Street in the 

Courthouse Square Sub-Area should be retained in the design 
of the ground floor, reflecting small-scale development at the 
street level.  Architectural step backs above the second floor are 
encouraged along the street front.

♦	Future development of existing City-owned parking facilities 
should result in no net loss of public parking spaces, and should 
include increases in the supply of public parking spaces.

♦	Development of properties in the Railroad Square Sub-Area 
between Santa Rosa Creek and the Northwestern Pacific rail-
road right-of-way should accommodate creation of a pedestrian 
promenade that extends along a projected alignment of Fourth 
Street from its current terminus at the railroad right-of-way 
due west to Santa Rosa Creek.  An entry node where the prom-
enade meets the Prince Memorial Greenway path should be 
created as envisioned by the adopted Pierson Reach Concept 
Plan.

♦	Development along the Fourth Street corridor in the Railroad 
Square Sub-Area, including its projected alignment west of 
the Northwestern Pacific railroad right-of-way to Santa Rosa 
Creek, should be designed to respect and preserve corridor 
views of the historic water tower.

♦	Development along the West Sixth Street frontage of the 
SMART property should be designed to be compatible in 
terms of scale, massing and materials with existing develop-
ment in the West End neighborhood.

♦	Allow residential uses and live-work/office uses on the ground 
floor in the Railroad Corridor Sub-Area.

Parking
no parking at 
Ground Floor within 
20' of streetfront

Build-to Line = Property Line

Ground Floor Use
Retail

Turn Corner
30' min

Build-To
not less than 80% of 
street frontage

Transparency
not less than 80% of 
street frontage

Stepback
6’ min above 3rd floor

Ground Floor Height
12’ clear minimum

Building Height
min 2 stories
max varies by Sub-Area

Ground-Floor Use
Retail

Parking
no parking at 
Ground Floor within 
20' of streetfront

Build-to Line = Property Line

Ground Floor Use
Retail

Turn Corner
30' min

Build-To
not less than 80% of 
street frontage

Transparency
not less than 80% of 
street frontage

Stepback
6’ min above 3rd floor

Ground Floor Height
12’ clear minimum

Building Height
min 2 stories
max varies by Sub-Area

Ground-Floor Use
Retail

Figure 5-8: Height and Orientation

Figure 5-9: Building Placement



Chapter 5: Development Guidelines and Streetscape Standards

Downtown Station Area Specific Plan
City of Santa Rosa

5-115-11

Shop Front Streetscape Standards
The following Streetscape Guidelines shall apply to all designated 
Shop Front Streets and shall govern the selection and design of ele-
ments along key streets and corridors.  The Street Trees Type, Street 
Lights Palette and Street Furnishings Palette referenced below are 
defined in Santa Rosa’s Design Guidelines and should be referred 
to for additional information.

♦	Street Trees:  Shop Front Street Type.

♦	Pedestrian Crossings:  Curb bulb-outs should be included where 
possible, and special paving should be considered at intersec-
tions of all streets.

♦	Street Lights:  Varies by Sub-Area.  Refer to Table B-1 in 
Appendix B to determine appropriate standard.

♦	Streetscape Furnishings:  Varies by Sub-Area.  Refer to Table B-1 
in Appendix B to determine appropriate standard.

♦	Bicycle Provisions:  Street improvements should include Class II 
bicycle lanes along designated corridors.

♦	Transit Provisions: Install bus shelters and benches at stops 
along streets with bus routes.

Streetscape Standards Special Considerations

♦	In the Park and Gardens Sub-Area, an enhanced pedestrian 
crossing should be provided where Sebastopol Avenue and 
Mill Street intersect with Santa Rosa Avenue.

♦	The point at which Sixth Street crosses under Highway 101 
should include special lighting and artwork.

♦	Development along the West Sixth Street frontage of the 

SMART property should dedicate sufficient right-of-way for 
installation of angled parking.

♦	Install traffic calming roundabouts at the intersections of Sixth 
and A Streets and Seventh and A Streets.

♦	Realign Seventh Street between A Street and B Street to create 
a public plaza in front of the Sonoma County Museum.

Figure 5-10 provides a conceptual illustration of a typical Shop 
Front street section.

sidewalk parking travel lane travel lane parking sidewalk

Figure 5-10: Shop Front Street Conceptual Street Section
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3.	 Boulevard Street Type
The following section describes the goals, development guidelines, 
streetscape standards and special considerations that apply to 
Boulevard Streets.

Boulevard Goals
The Boulevard street type exists in the Railroad Square Sub-Area, 
Rail Corridor Sub-Area and the Park and Gardens Sub-Area.   This 
street type is representative of the broad regional street and is tem-
pered by the tight development pattern of the urban core.   The 
feeling of enclosure should be provided by regular rows of high 

canopy street trees.  The Boulevard street type should provide 
smooth access into and through the central core of Santa Rosa for 
vehicular and transit traffic.  Cars and buses travel in four lane 
streets, shared where possible with striped Class II bicycle lanes.  
The Boulevard street frontage should also provide a comfortable 
and safe pedestrian environment.  Figure 5-11 illustrates the loca-
tion of the Boulevard streets within the Specific Plan Area.

Boulevard Development Guidelines
These Development Guidelines shall apply to all properties facing 
onto streets designated as Boulevards and apply to all properties on 
intersecting streets for a minimum of 30 feet.  Figure 5-12 illustrates 
the height and orientation and Figure 5-13 illustrates the building 
placement of new development along Boulevard streets.

♦	Development Height and Orientation:  New buildings shall 
range from one story to a maximum of seven stories.  No 
stepback is required.  Ground floor non-residential uses shall 
include a minimum of 12 feet floor to ceiling height.

♦	Building Placement: The build-to line may be set back from the 
property line ten feet to provide extra sidewalk, landscape or 
public space.  At least 60% of street frontage shall be located 
on the build-to line.  Any proposed recess or setback shall be 
associated with entries or public space.  At the ground floor, no 
parking shall be allowed within 20 feet of street frontage.  The 
ground floor frontage shall have a minimum of 25% transpar-
ency and entries must face onto the street right of way.
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Figure 5-11: Boulevard Streets 
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Development Guidelines Special Considerations

♦	New buildings in the Railroad Square and Park and Gardens 
Sub-Areas shall include a minimum of two stories.

♦	Pedestrian accessible entrances for all residential uses should be 
visible at the ground floor level.

Boulevard Streetscape Standards
The following Streetscape Guidelines shall apply to all designated 
Boulevard Streets and shall govern the selection and design of ele-
ments along key streets and corridors.  The Street Trees Type, Street 
Lights Palette and Street Furnishings Palette referenced below are 
defined in Santa Rosa’s Design Guidelines and should be referred 
to for additional information.

♦	Street Trees:  Boulevard Street Type.

♦	Pedestrian Crossings:  Curb bulb-outs should be included where 
possible, and special paving should be considered at intersec-
tions of all streets.

♦	Street Lights:  Varies by Sub-Area.  Refer to Table B-1 in 
Appendix B to determine appropriate standard.

♦	Streetscape Furnishings:  Varies by Sub-Area.  Refer to Table B-1 
in Appendix B to determine appropriate standard.

♦	Bicycle Provisions:  Street improvements should include Class II 
bicycle lanes along designated corridors.

♦	Transit Provisions: Install bus shelters and benches at stops 
along streets with bus routes.

Parking
no parking at 
Ground Floor within 
20' of streetfront

Build-to Line = Set Back 10'

Ground Floor Uses
Residential, Retail or 
Commercial Uses

Turn Corner
30' min

Build-To
not less than 60% 
of street frontage

Transparency
not less than 25% 
of street frontage

Ground Floor Height
12’ clear minimum

Building Height
min 1 story 
max 7 stories / 95 feet 

Parking
no parking at 
Ground Floor within 
20' of streetfront

Build-to Line = Set Back 10'

Ground Floor Uses
Residential, Retail or 
Commercial Uses

Turn Corner
30' min

Build-To
not less than 60% 
of street frontage

Transparency
not less than 25% 
of street frontage

Ground Floor Height
12’ clear minimum

Building Height
min 1 story 
max 7 stories / 95 feet 

Figure 5-12 Height and Orientation

Figure 5-13: Building Placement
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Streetscape Standards Special Considerations

♦	Additional street trees and landscaping elements should be 
planted along visible parking lots to visually screen them from 
the street and promote a sense of enclosure along the right of 
way.

♦	The point at which West Third Street crosses Santa Rosa Creek 
should include special signage or artwork to announce the pres-
ence of the creek.

♦	A landscaped tree median should be provided along Santa Rosa 
Avenue.

♦	A landscaped tree median should be provided along Dutton 
Avenue between West Ninth Street and Santa Rosa Creek.

♦	An enhanced pedestrian crossing with median refuge should be 
provided at the intersection of West Eighth Street and Dutton 
Avenue.

♦	Implement the streetscape improvements identified for the 
section of Sebastopol Road between Dutton Avenue and Olive 
Street in the Sebastopol Road Corridor Study.

♦	Where there is insufficient space to provide a separate turn-
out lane for buses to load and unload passengers, buses are 
permitted to temporarily block the bike lane while stopping.  
Although the bike lane shall continue through marked bus stop 
zones, bicyclists may need to stop or join the flow of traffic 
when the lane is blocked. 

Figure 5-14 provides a conceptual illustration of a typical Boulevard 
street section and Figure 5-15 provides a conceptual illustration of a 
typical street section of a Boulevard with a median.

sidewalk/
landscape travel lane

travel lanebike/ sidewalk/
landscapebiketravel lanetravel lane

bus and
parkingbus stop

Figure 5-15: Boulevard Street with Median Conceptual Street Section

sidewalk/
landscape travel lane

sidewalk/
landscape set-backset-back travel lanetravel lane

me-
dion

travel lanebike/ bus and
parkingbus stop

Figure 5-14:  Boulevard Street Conceptual Street Section
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4.	  Entryway Street Type
The following section describes the goals, development guidelines, 
streetscape standards and special considerations that apply to 
Entryway Streets.

Entryway Goals
The Entryway Street Type exists along key corridors in locations 
that bring travelers into the Specific Plan Area.  In most cases, 
Entryway streets are within Residential or Historic Residential 
Sub-Areas facing more intensive development across the street.  
The goal for this street type is to mediate between the small scale 
residential and the larger scale development and to create a pleas-
antly landscaped street.  Cars and buses travel in two or three lane 
streets, shared where possible with striped Class II bicycle lanes.  
The Entryway street frontage should also provide a comfortable 
and safe environment for pedestrians traveling between residen-
tial neighborhoods and Courthouse Square and Railroad Square.  
The Development Guidelines shall apply only to those sides of 
the Entryway Street Type which are not Residential or Historic 
Residential, while the Streetscape Standards shall apply to both 
sides of the Entryway Street Type.  Figure 5-16 illustrates the loca-
tion of the Entryway streets within the Specific Plan Area.

Entryway Development Guidelines
These Development Guidelines shall apply to all properties facing 
streets designated Entryway Street Types, with the exception of 
those within Residential and Historic Residential Sub-Areas, and 
apply to all properties on intersecting streets for a minimum of 30 
feet.  Figure 5-17 illustrates the height and orientation and Figure 
5-18 illustrates the building placement of new development along 
Entryway streets.

♦	Development Height and Orientation:  New buildings shall 

include a minimum two stories and a maximum of five stories.  
Buildings shall stepback a minimum of six feet above the third 
floor.  Ground floor non-residential uses shall include a mini-
mum of 12 feet floor to ceiling height.

♦	Building Placement: At least 60% of the street frontage shall be 
located on the build-to line.  Any proposed recess or setback 
shall be associated with entries or public space.  At the ground 
floor, no parking shall be allowed within 20 feet of street 
frontage.  Uses may be retail, commercial, or residential.  The 
ground floor frontage shall have a minimum of 25% transpar-
ency and entries must face the street right of way.
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Figure 5-16: Entryway Streets 
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Development Guidelines Special Considerations

♦	New development adjacent to the St Rose and West End  historic 
neighborhoods should be compatible in height and scale with 
existing structures.

♦	Allow replacement of existing single-story single-family detached 
homes when located in a historic preserva-
tion district.

Entryway Streetscape Standards
The following Streetscape Guidelines shall 
apply to all designated Entryway Streets 
and shall govern the selection and design 
of elements along key streets and corri-
dors.  The Street Trees Type, Street Lights 
Palette and Street Furnishings Palette refer-
enced below are defined in Santa Rosa’s 
Design Guidelines and should be referred 
to for additional information.

♦  Street Trees: Entryway Street Type.

♦ Pedestrian Crossings:  Curb bulb-outs 
should be included where possible, and 
special paving should be considered at 
intersections of all streets.

♦  Street Lights:  Varies by Sub-Area.  
Refer to Table B-1 in Appendix B to deter-
mine appropriate standard.

♦ Streetscape Furnishings: Varies by Sub-
Area.  Refer to Table B-1 in Appendix B 
to determine appropriate standard.

♦	Bicycle Provisions:  Street improvements should include Class II 
bicycle lanes along designated corridors.

♦	Transit Provisions: Install bus shelters and benches at stops 
along streets with bus routes.

Streetscape Standards Special Considerations

♦	An enhanced pedestrian crossing with bulb-outs should be 
provided at the intersection of Healdsburg Avenue and Tenth 
Street.

♦	Improve the unused triangular right-of-way area at the inter-
section of B Street and Healdsburg Avenue with landscaping, 
public art or a plaza.

Figure 5-19 provides a conceptual illustration of a typical Entryway 
street section.

Parking
no parking at 
Ground Floor within 
20' of streetfront

Build-to Line = Property Line

Ground Floor Use
Residential, Retail or
Commercial

Turn Corner
30' min

Build-To
no less than 60%
of street frontage

Transparency
no less than 25%
of street frontage

Stepback
6' minimum
above 3rd floor

Ground Floor Height
12’ clear minimum

Building Height
min 2 stories
max 5 stories / 55 feet 

Parking
no parking at 
Ground Floor within 
20' of streetfront

Build-to Line = Property Line

Ground Floor Use
Residential, Retail or
Commercial

Turn Corner
30' min

Build-To
no less than 60%
of street frontage

Transparency
no less than 25%
of street frontage

Stepback
6' minimum
above 3rd floor

Ground Floor Height
12’ clear minimum

Building Height
min 2 stories
max 5 stories / 55 feet 

Figure 5-17: Height and Orientation

Figure 5-18: Building Placement
sidewalk travel lanetravel lane travel lanetravel lane sidewalk

bus and
parking

bus and
parking

Figure 5-19: Entryway Street Conceptual Street Section



Chapter 5: Development Guidelines and Streetscape Standards

Downtown Station Area Specific Plan
City of Santa Rosa

5-175-17

5.	 Live/Work Street Type
The following section describes the goals, development guidelines, 
streetscape standards and special considerations that apply to Live/
Work Streets.

Live/Work Goals
The Live/Work Street Type exists only in the Railroad Corridor 
Sub-Area.  This street type represents a busy connecting street for 
pedestrians and vehicles with mid-rise buildings facing the street 
right of way.  These buildings may be residential, commercial or 
live-work and should have neighborhood serving retail or office 
uses at the ground level.  These streets should be pleasant to walk 
along with rows of flowering street trees and wide pedestrian 
sidewalks.  Cars travel in two lane streets with parallel parking on 
both sides and share the travel lanes with bicycles.  Development 
Guidelines and Streetscape Standards are aimed at providing a bal-
ance for these functions.  Figure 5-20 illustrates the location of the 
Live/Work streets within the Specific Plan Area.

Live/Work Development Guidelines
These Development Guidelines shall apply to all properties facing 
streets designated Live/Work streets and apply to all properties on 
intersecting streets for a minimum of 30 feet.  Figure 5-21 illustrates 
the height and orientation and Figure 5-22 illustrates the building 
placement of new development along Live/Work streets.

♦	Development Height and Orientation:  New buildings shall 
include a minimum of two stories and a maximum of five 
stories.  No stepback is required.  At least 25% of ground floor 
frontages shall include a minimum of 12 feet floor to ceiling 
height.

♦	Building Placement: At least 80% of street frontage shall be 

located on the build-to line.  Any proposed recess or setback 
shall be associated with entries or public space.  At the ground 
floor, no parking shall be allowed within 20 feet of street front-
age unless associated with Live/Work use.  Ground floor uses 
may be retail, commercial, residential or live-work.  Entries 
must face the street right of way.

Development Guidelines Special Considerations

♦	Properties abutting or adjacent to Residential or Historic 
Residential sub-areas shall contain a maximum of three stories.
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Figure 5-20: Live/Works Streets 
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Live/Work Streetscape Standards
The following Streetscape Guidelines shall apply to all designated 

Live/Work Streets and shall govern the 
selection and design of elements along 
key streets and corridors.  The Street 
Trees Type, Street Lights Palette and Street 
Furnishings Palette referenced below 
are defined in Santa Rosa’s Design 
Guidelines and should be referred to 
for additional information.

♦ Street Trees:  Live/Work Street 
Type.

♦  Pedestrian Crossings:  Curb bulb-outs 
should be included where possible.

♦  Street Lights:  Varies by location 
within Railroad Corridor Sub-Area.  
Refer to Table B-1 in Appendix B to 
determine appropriate standard.

♦  Streetscape Furnishings: Varies by 
location within Railroad Corridor Sub-
Area.  Refer to Table B-1 in Appendix 
B to determine appropriate standard.

♦   Bicycle Provisions:  Bicycle racks 
shall be provided at each develop-
ment.

♦   Transit Provisions: Install bus shel-
ters and benches at stops along streets 
with bus routes.

Streetscape Standards Special Considerations

♦	The point at which Roberts Avenue crosses under the Highway 
12 overpass should include special signage or artwork and 
enhanced lighting to create a gateway element.

♦	Continuous buffering of the Class I Joe Rodota Trail shall be 
provided along the Roberts Avenue extension to assure safety 
and comfort for cyclists and pedestrians.

Figure 5-23 provides a conceptual illustration of a typical Live/
Work street section.

Parking
no parking at 
Ground Floor within 
20' of streetfront

Build-to Line = Property Line

Ground Floor Use
Residential, Retail or 
Commercial Uses

Turn Corner
30' min

Build-To
not less than 80% 
of street frontage

Ground Floor Height
12’ clear minimum @ 
25% of street frontage

Building Height
min 2 stories 
max 5 stories / 55 feet

Parking
no parking at 
Ground Floor within 
20' of streetfront

Build-to Line = Property Line

Ground Floor Use
Residential, Retail or 
Commercial Uses

Turn Corner
30' min

Build-To
not less than 80% 
of street frontage

Ground Floor Height
12’ clear minimum @ 
25% of street frontage

Building Height
min 2 stories 
max 5 stories / 55 feet

Figure 5-21: Height and Orientation

Figure 5-22: Building Placement

sidewalk parking travel lane travel lane parking sidewalk

Figure 5-23: Live/Work Street Conceptual Street Section
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6.	 Neighborhood Street Type
The following section describes the goals, development guidelines, 
streetscape standards and special considerations that apply to 
Neighborhood Streets.

Neighborhood Street Goals
The Neighborhood Street Type exists in the Courthouse Square, 
Railroad Square, Railroad Corridor, Imwalle and Residential and 
Historic Residential Sub-Areas.  This street type epitomizes the 
leafy, tree lined residential “elm street” of historic neighborhoods.  
The Neighborhood Street Type should provide shared vehicular 
and bicycle access on two lane streets at relatively low speeds.  This 
street frontage should also provide a comfortable and safe pedestri-
an environment for all ages of users.  Streetscape improvements and 
new development are aimed at providing attractive pedestrian ori-
ented connections between residential neighborhoods and the cen-
tral core.  Figure 5-24 illustrates the location of the Neighborhood 
streets within the Specific Plan Area.

Neighborhood Development Guidelines
These Development Guidelines shall apply to all properties facing 
streets designated as Neighborhood Street Type and apply to all 
properties on intersecting streets for a minimum of 20 feet.  Figure 
5-25 illustrates the height and orientation and Figure 5-26 illustrates 
the building placement of new development along Neighborhood 
streets.

♦	Development Height and Orientation: New buildings shall 
include a minimum of one story and a maximum of three sto-
ries.

♦	Building Placement:  Setback shall be consistent with neighbor-
ing properties.  Where there is no existing context or the street 

is new, the build-to line shall be no greater than 15 feet from 
property line.  Parking within 20 feet of street frontage is dis-
couraged.  Entries must face onto the street right of way.

Development Guidelines Special Considerations

♦	New development on the western portion of Imwalle should be 
compatible with the existing single-family detached neighbor-
hood immediately west of it.

♦	In the Imwalle Gardens Sub-Area, require that new develop-
ment adjacent to Santa Rosa Creek be oriented toward the 
creek to maximize visual connection with the creek.
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Figure 5-24: Neighborhood Streets 
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Neighborhood Streetscape Standards
The following Streetscape Guidelines shall apply to all designated 

Neighborhood Streets and shall 
govern the selection and design of 
elements along key streets and cor-
ridors.  The City’s street tree list 
and Street Lights Palette referenced 
below is included in Santa Rosa’s 
Design Guidelines and should be 
referred to for additional informa-
tion.

♦	    Street Trees:  Street trees from 
the City’s street tree list for minor 
streets should be included on all 
Neighborhood streets.

♦	  Pedestrian Crossings:  Curb 
bulb-outs should be included 
where possible.

♦	  Street Lights:  Varies by 
Neighborhood.  Refer to Table 
B-1 in Appendix B to determine 
appropriate standard.

♦	    Bicycle Provisions:  Consider 
use of shared right-of-way lanes 
(“sharrows”) or “bicycle boule-
vards” in place of Class II bicycle 
lanes to accommodate bicycle trav-
el where right-of-way constraints 
exist.

♦	Transit Provisions: Install bus shelters and benches at stops 
along streets with bus routes.

Streetscape Standards Special Considerations

♦	Enhanced lighting and public art should be included at the 
Ninth Street underpass of Highway 101.

♦	A new lineal park and bridge should be provided in the Imwalle 
Gardens Sub-Area where the planned north-south street ends 
at Santa Rosa Creek.

Figure 5-27 provides a conceptual illustration of a typical 
Neighborhood street section.

Parking
no parking at 
Ground Floor within 
20' of streetfront

Build-to Line = setback in context 
     with neighbors

Ground Floor Use
Residential

Turn Corner
20' min

Build-To
no greater than 15' 
from property line

Entry
to face street

Building Height
min 1 stories 
max 3 stories

Parking
no parking at 
Ground Floor within 
20' of streetfront

Build-to Line = setback in context 
     with neighbors

Ground Floor Use
Residential

Turn Corner
20' min

Build-To
no greater than 15' 
from property line

Entry
to face street

Building Height
min 1 stories 
max 3 stories

Figure 5-25: Height and Orientation

Figure 5-26: Building Placement

side-
walk travel lanetravel lane

side-
walkparking parking

Figure 5-27: Neighborhood Street Conceptual Street Section
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C.	 Corridor Types

This section of the Development Guidelines and Streetscape 
Standards describes the three subcategories included in Corridor 
Types.  These Corridor Types are focused on pedestrian and 
bicycle travel through the Specific Plan Area and include the Santa 
Rosa Creek Corridor, the SMART Rail Corridor and Pedestrian 
Connector Corridors.  Figure 5-28 illustrates the location of each 
of these corridors in the Specific Plan Area.  

1.	  Santa Rosa Creek Multi-Use Corridor Type
The following section describes the goals, development guidelines, 
corridor standards and special considerations that apply to the 
Santa Rosa Creek Multi-Use Corridor.  Development should also 
incorporate criteria outlined in the Citywide Creek Master Plan 
and Santa Rosa Creek Design Guidelines, with the exception of the 
requirement for stepbacks for multi-story buildings within the Plan 
Area.

Santa Rosa Creek Multi-Use Corridor Goals
The Santa Rosa Creek Corridor extends east-west across the Specific 
Plan Area and passes through nearly every Sub-Area.  This corridor 
should continue to serve as both a local and regional amenity for 
recreation and travel through Santa Rosa.  New development and 
corridor enhancements should treat the creek as an amenity to 
be showcased and enhanced, capitalizing on the Creek’s role as a 
regional recreational and travel corridor.  In addition to ensuring 
a safe and convenient route for bicycles and pedestrians, corridor 
improvements should establish an attractive and coherent character 
for the Santa Rosa Creek Corridor to provide continuity for travel-
ers.  The principal goal for the corridor is to increase connectivity 

throughout Santa Rosa’s core while creating a distinctly separate, 
automobile-free east-west passageway for local and regional travel.

Santa Rosa Creek Corridor Guidelines

♦	Development Height and Orientation:  The height of new build-
ings along the Santa Rosa Creek Corridor depends upon their 
location within the Plan Area and is determined by the appli-
cable Urban Design Sub-Area and Zoning Standards.

♦	Ground Floor Frontage:  New buildings shall include entry level 
doors and windows visible from the Creek Corridor.  Activity-
generating uses are encouraged.  Fences and walls along the 
corridor are strongly discouraged, and where necessary, shall 
have a minimum of 50% transparency.

♦	Building Placement:  New development shall be sited in compli-
ance with required creek setbacks.

♦	Trees:  Canopy trees should be included in landscaped strips 
along the corridor.

♦	Pedestrian Crossings:  A clear connec-
tion to all streets that cross over the 
Creek Corridor should be created 
to provide convenient access to the 
corridor and to increase safety along 
the corridor throughout the Plan 
Area.  Enhanced lighting, public art 
and pedestrian improvements should 
be included along portions of the 
corridor that are visually blocked by 
existing structures and bridges. Santa Rosa Creek Multi-Use Corridor
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Figure 5-28: Key Corridors 
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♦	Lighting:  The Prince Memorial Greenway Standard light fix-
tures with banner brackets should be placed regularly along the 
corridor.

♦	Streetscape Furnishings:  The Prince Memorial Greenway 
Standard furniture should be included at intersection access 
points and within parks and open spaces adjacent to the cor-
ridor.

♦	Bicycle Provisions:  A Class I bicycle path should be maintained 
along the length of the corridor.

♦	Provide signage identifying street crossings for reference and 
orientation of those using the Prince Memorial Greenway.

♦	New development should have windows and entries oriented 
towards the creek.

Creek Corridor Special Considerations: E Street to Santa Rosa Avenue

♦	The newly exposed creek section should be well integrated into 
the design of the new Performing Arts/Civic Center.

♦	The creek in this area should follow the design of the Prince 
Memorial Greenway.

Creek Corridor Special Considerations: Santa Rosa Avenue to Pierson 
Street

♦	The creek in this area should follow the design of the Prince 
Memorial Greenway.

♦	An entry point to the creek should be provided where the B 
Street alignment intersects the creek at First Street.

♦	The connection point where Fourth Street intersects the creek 
should be celebrated with a memorable public space.

♦	A proposed park and amphitheatre west of the Sixth Street 
Playhouse should be designed to take advantage of topography 
to engage with the creek.

Creek Corridor Special Considerations: Pierson Street to Imwalle 
Gardens

♦	Improvements should be in accordance with the Citywide 
Creek Master Plan and the Santa Rosa Creek  Design Guidelines.

♦	Revise the location of the planned pedestrian bridge shown 
near the west end of the Imwalle Gardens Sub-Area in the 
Citywide Creek Master Plan to align with the planned north-
south street extending north from West Third Street.

♦	A new linear park along the Imwalle Gardens development 
should be integrated with the creek.

Figure 5-29 provides a conceptual illustration of a typical Creek 
corridor section.

planters planters creekmulti use path

Figure 5-29: Santa Rosa Creek Conceptual Corridor Section
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2.	  SMART Multi-Use Corridor Type
The following section describes the goals, development guidelines 
and special considerations that apply to the SMART Multi-Use 
Corridor.

SMART Multi-Use Corridor Goals
The SMART Multi-Use Corridor crosses the entire Specific Plan 
Area from north to south and is the central pedestrian and bicycle 
corridor within the Railroad Corridor and Railroad Square Sub-
Areas.  The SMART Multi-Use Corridor should establish a new 
local and regional amenity for recreation and north-south travel 
within Santa Rosa.  New development and corridor enhancements 
should capitalize on the improvements associated with the proposed 
SMART station and other new developments occurring throughout 
the Railroad Corridor and Railroad Square Sub-Areas.  The charac-
ter and features found within these Sub-Areas should be extended 
throughout the SMART Multi-Use Corridor.  Improvements 
to the corridor should promote a safe and convenient route for 
bicycles and pedestrians, as well as enhance connectivity.  

SMART Multi-Use Corridor Development Guidelines

♦	Development Height and Orientation:  New buildings along 
the corridor shall include a minimum of two stories and a 
maximum of five stories. No stepback is required.  New devel-
opment along the SMART rail corridor should be designed 
to provide visual connections with the corridor and should 
accommodate safe and convenient pedestrian and bicycle access 
and travel.

♦	Building Placement:  There is no build-to line along the SMART 
Corridor.

♦	Trees: Columnar canopy trees should be planted in a continu-
ous line in landscaped strips along the corridor.

♦	Pedestrian Crossings: Clear connections to all streets that inter-
sect with the SMART Corridor should be created to provide 
convenient access to the trail and to increase safety along the 
corridor.

♦	Corridor Fencing:  Rail separation fencing in the Plan Area 
should be transparent and attractively designed with quality 
materials.

♦	Lighting: Coordinate with SMART in selecting distinctive 
lighting fixtures for installation at regular intervals along the 
rail corridor.

♦	Bicycle Provisions:  A Class I multi-use pedestrian and bicycle 
path should be maintained along the length of the corridor.

♦	Transit Provisions: Special signage and additional pedestrian 
and bicyclist amenities should be provided within the Railroad 
Square Sub-Area to accommodate transit riders.

	
SMART Corridor Special Considerations: Sebastopol Road to Third 
Street

♦	Transit Provisions: Special signage and additional pedestrian 
and bicyclist amenities should be provided within the Railroad 
Square Sub-Area to accommodate transit riders.

♦	A connection of the Joe Rodota/SMART trail directly to West 
Third Street should be provided.
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♦	A SMART corridor trail connection across Third Street should 
be integrated with the signalized intersection that will be cre-
ated when the SMART site develops.

♦	The trail crossing at Sebastopol Road should be integrated with 
the signalization of the rail crossing and allow for activation of 
a crossing flasher independent of trains.

SMART Corridor Special Considerations: SMART Site

♦	Development of SMART site should accommodate clearly 
defined through-routes for pedestrians and bicycles.

♦	As part of development of the SMART site work with the 
developer, SMART and the Public Utilities Commission to 
establish an “at-grade” pedestrian crossing over the railroad 
right-of-way at Fourth Street.

♦	Corridor fencing near the station should be as low as possible 
within safety considerations.

SMART Corridor Special Considerations: Sixth Street to College 
Avenue

♦	A clear connection of bicycle lanes on Ninth Street to the 
SMART corridor trail should be achieved.

♦	The creation of a pocket park to the west of the tracks along-
side Cleveland Avenue should be designed to provide visual 
open space across the tracks.

♦	The trail crossing at College Avenue should be integrated with 
the signalization of the rail crossing and allow for activation of 
a crossing flasher independent of trains.

Figure 5-30 provides a conceptual illustration of a typical SMART 
corridor section.

3.	 Pedestrian Connector Corridor Type
The following section describes the goals that apply to Pedestrian 
Connector Corridors.

Pedestrian Connector Goals
In addition to the two primary multi-use corridors identified above, 
there are several small scale connections that provide essential 
links for pedestrian and bicycle circulation.  Although Pedestrian 
Connector corridors also carry automobile traffic, they are key 
routes within and across neighborhoods for non-vehicular circula-

multi use pathlandscape
SMART 
train lane

Figure 5-30: SMART Corridor Conceptual Section
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tion and require improvements to continue serving community 
needs.  The goal for these improvements is to provide a comfort-
able, attractive and safe travel alternative to vehicle travel across 
the Downtown Station Area.  These corridors do not have separate 
Development Guidelines and all renovations and new construction 
on private property should refer to Santa Rosa’s existing codes 
and guidelines.  The recommended corridor enhancements for the 
Pedestrian Connector corridors will help ensure the coordination 
of improvements occur in conjunction with the entire Specific 
Plan Area.  A summary of needed pedestrian connector corridor 
improvements is provided in Table B-2 of Appendix B.
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The Specific Plan Area is a regional urban center that is connected to surrounding neighborhoods and cities by highways and roads, bus 

transit and bicycle routes.  Within the Plan Area it is generally, but not always, safe and pleasant to bicycle or walk between destinations.  

Parking is usually available but sometimes not in the most convenient locations.  This chapter provides a detailed discussion of the impli-

cations that development envisioned for the Plan Area has on the transportation network, which is comprised of the streets, transit oppor-

tunities, trails and pedestrian connections existing and proposed in the Plan Area, as well as parking strategies and solutions.  Following 

this discussion are the goals and policies that will balance the needs of all users of the transportation network.

A.	 Vehicular Circulation

1.	 Existing Network
The existing street network in the Specific Plan Area is a grid 
system divided by an overlay of two elevated freeways, Highway 
101 and Highway 12.  At the local level the effect of the highways 
on the street system is to channel traffic into a limited number of 
major arterial corridors including Dutton Avenue and the Santa 
Rosa Avenue/Mendocino Avenue corridor running north-south, 
and College Avenue and Third Street running east-west.  The 
existing street system works fairly well considering the number of 
vehicles drawn to the downtown area for employment and shop-
ping.  

Three roadway corridors and twenty-one intersections were stud-
ied at the time of the writing of the Specific Plan (2006).  While 
the General Plan does not require analysis to be conducted at the 
intersection level, intersection performance is directly tied to the 
operation of entire corridors.  Poor intersection Level of Service 

(LOS) can also be an indicator for potential safety concerns.  For 
these reasons the Specific Plan considers operation of both corri-
dors and intersections.

 Southbound Highway 101 through the Plan Area
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The roadway corridors and intersections studied are all operating 
acceptably at levels of service ranging from LOS A to LOS D during 
the morning and afternoon peak hours.  During the afternoon peak 
hour, downtown freeway segments of Highway 101 are currently 
operating at unacceptable LOS E levels in the southbound direction, 
and unacceptable LOS F levels in the northbound direction.

2.	 Improvements to Vehicular Circulation
A major goal of the Specific Plan is to improve alternative means of 
circulation in the Specific Plan Area, meaning transit, bicycles and 
walking.  The development program of 3,250 new housing units 
in this area will help to achieve this goal.  At the same time, the 
needs of vehicular traffic must be met.  The Specific Plan proposes 
improvements to the street network that will help accommodate 
both existing traffic and additional traffic anticipated as development 
occurs.  Refer to Figure 6-1 for an illustration of the proposed vehicle 
network within the Plan Area.  More detail about street designations 
in the Plan Area can be found in Appendix C.  It is anticipated that 
some of the identified street improvements will require acquisition 
of additional right-of-way prior to implementation.  The timeframe 
for build-out of the Specific Plan is 20 years, and improvements will 
need to be phased to occur before need arises.  More information 
about phasing can be found in Chapter 8.

The planned reunification of Courthouse Square will reconfigure a 
major civic open space in downtown Santa Rosa.  The Specific Plan 
assumes that reunification will occur and traffic impacts in the Plan 
are considered accordingly.  One result of the reunification will be 
to move north-south traffic flows from the Mendocino/Santa Rosa 
Avenue corridor onto the Healdsburg/B Street/First Street corri-
dor, the Sonoma Avenue/E Street/College Avenue corridors, and 
numerous intermediate routes.

6-�

Buildout of the Specific Plan is projected to add an estimated 2,264 
vehicle trips to the study area during the AM peak hour, and an 
additional 3,202 vehicle trips during the PM peak hour.  Traffic 
analysis incorporating these additional vehicle trips was performed 
for 21 intersections and three corridors in the Plan Area.  Upon 
buildout of the Specific Plan, nine of the 21 intersections studied 
would need to be improved to meet General Plan policies and/or 
to ensure operation that does not significantly affect safety or emer-
gency response times.  These intersections are shown in Figure 6-2.  
They include College Avenue/Dutton Avenue, College Avenue/
Cleveland Avenue, College Avenue/Highway 101 North Ramps, 
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Seventh Street/B Street, Sixth Street/Wilson Street, Third Street/B 
Street, and Dutton Avenue/Sebastopol Road.  In addition, all three 
corridors are projected to require improvement: Dutton Avenue, 
College Avenue and Third Street.  Following is a summary of nec-
essary improvements, detailed descriptions for which are included 
in Chapter 4.12, Section D of the Downtown Station Area Specific 
Plan EIR.

♦	College Avenue/Dutton Avenue.  This intersection, shown 
in Figure 6-2 as Intersection 1, is proposed to be improved by 
constructing a new northbound right turn lane on Dutton 
Avenue providing at least 100 feet of storage, plus modifica-
tion of the traffic signal to provide a right turn overlap at the 
intersection.

♦	College Avenue/Cleveland Avenue.  This intersection is 
shown in Figure 6-2 as intersection 2.  A northbound right turn 
lane providing at least 80 feet of storage should be added to this 
intersection.

♦	College Avenue/Highway 101 North, College Avenue/
Highway 101 South and College Avenue Corridor.  These 
intersections are shown in Figure 6-2 as intersections 3 and 4.  
It is proposed to provide three through lanes (up from two) in 
each direction between Cleveland Avenue and Morgan Street.  
This improvement is currently planned by the City of Santa 
Rosa to take place in 2009.  Space for the additional lanes 
between the two ramp intersections will be created through 
the completion of the current Highway 101 widening project.

♦	Seventh Street/B Street.  This intersection is shown in Figure 
6-2 as intersection 6.  Reunification of Courthouse Square is 
anticipated to substantially increase volumes at this intersection 
as drivers find alternate routes through downtown.  The signal 

phasing should be modified to convert the existing permitted 
left turn phasing in the northbound and southbound direc-
tions to protected phasing.  The southbound approach should 
also be reconfigured to provide additional lane improvements.  
Traffic management alternatives being developed by the City 
of Santa Rosa Public Works Department for the Courthouse 
Square reunification project shall include provisions to safely 
accommodate future traffic volumes at the intersection.

♦	Sixth Street/Wilson Street.  This intersection is shown in 
Figure 6-2 as intersection 8.  In order to improve intersection 
operation, an additional eastbound right turn lane providing at 
least 50 feet of storage should be provided on Sixth Street.

♦	Third Street/B Street and Third Street Corridor.  The inter-
section of Third and B Streets, shown in Figure 6-2 as intersec-
tion 15, is critical in the downtown street network, as it serves 
as the primary distribution point for drivers traveling between 
downtown and the Highway 101 interchange to the west.  
The intersection would also experience a substantial increase 
in volumes and shift in traffic patterns upon reunification of 
Courthouse Square one block to the east.  When considering 
potential mitigations at this intersection, it is important to 
consider the potential impacts to pedestrian crossing distances 
in this downtown environment, as well as potential impacts 
to transit, given the one-block proximity to the Transit Mall.  
The Plan proposes a solution that includes:
•	 the addition of new turn lanes on the southbound and east-

bound approaches
•	 an additional eastbound left turn lane from the north
•	 westbound reconfiguration and lane improvements
•	 changes to turning directions in other lanes

This would potentially affect two Santa Rosa CityBus transit routes 
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and signal modifications would be necessary in order to allow 
buses to move through safely and without significant delays.  This 
proposed improvement is just one of many potential solutions to 
accommodate diverted traffic associated with the Courthouse Square 
reunification.  The City of Santa Rosa Public Works Department 
will be conducting additional traffic analysis prior to reunification, 
and may develop an alternate scheme that will work as well or bet-
ter than that described above for Third Street/B Street.

♦	Third Street/Santa Rosa Avenue.  The intersection at Third 
Street/Santa Rosa Avenue, shown in Figure 6-2 as intersection 
16, would be reconfigured upon reunification of Courthouse 
Square.  The intersection should be modified to include dual 
left turn lanes and a single right turn lane on the northbound 
approach, single through and right turn lanes on the eastbound 
approach, and single left turn and through lanes on the west-
bound approach.  Traffic signal phasing should be modified to 
reflect revised lane configurations.

♦	Dutton Avenue/Sebastopol Road and Dutton Corridor.  

6-�

The Dutton Avenue/Sebastopol Road intersection, shown in 
Figure 6-2 as intersection 20, should be modified to include a 
second eastbound left turn lane.  The existing dual westbound 
through lanes could be converted to a single 12-foot travel lane 
plus a bicycle lane.  The existing dedicated right turn lane on 
the northbound approach of Dutton Avenue should also be 
converted to a through-right turn lane.

♦	Future Freeway Operations.  Development foreseen by 
the Specific Plan would add traffic to the Highway 101 and 
Highway 12 corridors, both of which are projected to operate 
at unacceptable levels in the future, even with completion of 
continuous carpool lanes on US 101.

♦	Future Operations Surrounding the SMART Site.  A traf-
fic signal shall be installed at the intersection of Third Street 
and the SMART site’s new primary north-south street.  An 
eastbound left turn lane into the SMART site shall be included.  
Sufficient space for on-street bicycle lanes on Third Street shall 
be provided.  The traffic signal and adjacent railroad crossing 
gate system shall be interconnected to assure that signal-created 
queues do not extend into the railroad right-of-way.

Specific improvements for individual streets are identified in 
Appendix B at the end of this document and in the City’s Design 
Guidelines.

3.	 New Streets
As part of the Specific Plan process several potential new streets 
were identified within the Plan Area.  These new streets would 
help provide connectivity to the proposed SMART station site 
or between neighborhoods.  The design of these streets should 
accommodate vehicle, bicycle and pedestrian traffic equally.  More 

The Intersection of B and Third Streets 
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information about street design can be 
found in Chapter 5.  All of these streets 
are envisioned as part of development 
projects, as discussed in Chapter 8.

♦	 Fourth Street Reconnection.  A 
major element of the Specific Plan is 
the opening of the Santa Rosa Plaza 
mall and parking garages to automo-
bile, pedestrian and bicycle circulation 
aligned with the Fourth Street right 
of way in Courthouse Square and 
Railroad Square.

♦	Sixth Street.  A new passage under the freeway is proposed by 
Caltrans at Sixth Street as part of the Highway 101 widening.  
The proposal at the time of the Specific Plan (2006) is for a four 
lane extension of Sixth Street but the City is evaluating fewer 
lanes.  Vehicles, bicycles and pedestrians will be accommodated.

♦	SMART Street.  As part of the proposed mixed use develop-
ment at the SMART site, a north-south connector street open 
to vehicles and transit is required by the Specific Plan.  The 
preferred location is parallel and adjacent to the railway line, 
although the developer is continuing to review possible alterna-
tives with the City.

♦	Roberts Avenue.  Reconnecting the severed Roberts Avenue 
from Sebastopol Road to Third Street can be accomplished using 
the existing Highway 12 overpass next to the Joe Rodota trail.  
The potential for development in this area is high and providing 
a direct connection under Highway 12 would ensure that new 
housing along Sebastopol Road is well connected to Railroad 
Square.

♦	Donahue Street.  An extension of Donahue Street north 
across West Ninth Street and into the Maxwell Court area 
would serve as a more direct connection for vehicles, bicycles 
and pedestrians.

♦	Imwalle Street.  A new street extending north from West 
Third Street will access new development on the western par-
cel of the Imwalle Gardens Sub-Area.  This access street should 
lead from West Third Street to Santa Rosa Creek, where a 
linear park and connection to the Creek recreational trail is 
proposed by this Plan.  The proposed park should have a pub-
lic street at the south edge with residences facing the park.  The 
street pattern for this development has not been determined 
but it will be important to control street connections to the 
existing neighborhood to the west in order to minimize traffic 
cutting through the existing neighborhood.

B.	 Transit

A primary consideration of the Downtown Station Area Specific 
Plan is to increase the effectiveness of transit in the Plan Area and 
thereby relieve some of the pressure on the vehicular circulation 
system.  Development of the Specific Plan would result in sig-
nificantly more housing units in downtown Santa Rosa.  All new 
residents would have access to at least one transit line within one-
quarter mile of their home, and most residents would be within 
walking distance of the downtown transit mall and SMART sta-
tion.  Increases in ridership are expected on Santa Rosa CityBus, 
Sonoma County Transit, and Golden Gate Transit.  The higher 
residential density at build-out of the Specific Plan will also provide 
a ridership base for the proposed SMART commuter rail system.

 Fourth Street at the Santa Rosa Plaza Mall
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1.	 CityBus and Sonoma County Transit
Approximately 400 buses per day stop in the vicinity of the transit 
mall at the time of the Specific Plan preparation (2006).  The den-
sity of new development, jobs-housing balance, transit frequency, 
and street connectivity all have an effect on the use of transit.  Based 
on calculations taking into account the transit friendly nature of 
the Specific Plan development, it is projected that the Courthouse 
Square area will generate an additional 843 bus trips per day, includ-
ing 81 during the PM peak hour.  Other areas in the Plan Area are 
estimated to generate approximately 83 bus trips per day, including 
seven during the PM peak hour.  CityBus and Sonoma County 
Transit are expected to be able to accommodate the additional rid-
ership demand, and have expressed support for the transit-oriented 
nature of the Specific Plan.

There are several potential options for establishing links between bus 
and future SMART rail service.  CityBus Routes 3, 6, 9, 12, and 17 
all pass within a reasonable distance of the rail platform and would 
be potential candidates for re-routing.  Sonoma County Transit 
has indicated that 
Routes 30 and 60 
may also be con-
sidered for route 
diversions closer to 
the SMART station 
in the future.  The 
new north-south 
street through the 
SMART site will 
accommodate tran-
sit stops and pas-
senger loading and 
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unloading.  A possible alternative is to provide bus stops along 
Third Street adjacent to the station area.  The City of Santa 
Rosa Community Development, Public Works, and Transit and 
Parking Departments have been coordinating and will continue to 
coordinate with SMART, Sonoma County Transit and potential 
developers of the TORPA site to ensure that transit connectivity is 
conveniently and safely achieved.

2.	 SMART Commuter Rail System
The proposed SMART train will run along a 70 mile stretch of 
an existing rail line commonly referred to as the Northwestern 
Pacific Railroad right-of-way (which is now owned by SMART).  
Start up plans for commuter rail service call for the establishment 
of 14 stations, nine in Sonoma County and five in Marin County, 
with transfers to existing and proposed bus service, ferry service 
and bicycle and pedestrian connections.  Proposed stations include 
Cloverdale, Healdsburg, Windsor, Jennings Avenue, Downtown 
Santa Rosa, Rohnert Park, Cotati, Corona Road, Downtown 
Petaluma, Novato North, Novato South, Civic Center, Downtown 
San Rafael and Larkspur.  The downtown Santa Rosa station is 
anticipated to generate the most ridership on the system.  A map 
of the system is shown in Figure 2-2.

The Specific Plan encourages a synergy between the SMART sys-
tem and new land uses in downtown.  The Plan will help create 
riders for SMART by providing new housing and connections to 
employment while SMART will help create a market for homebuy-
ers and renters to move downtown.

Environmental analysis prepared for the proposed SMART transit 
project prior to this Specific Plan indicated that about 1,700 trips Sonoma County Transit Bus at theTransit Mall
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per day are anticipated at the downtown Santa Rosa SMART sta-
tion by the year 2025.  Of these trips, approximately 15 percent 
would be vehicle drop-offs and the remaining 85 percent would be 
on foot or bicycle.  SMART’s operation plan did not include a dedi-
cated shuttle at the Santa Rosa station, and the projections did not 
assume that existing transit operators such as CityBus and Sonoma 
County Transit would divert routes to the station area.

The Station Area Specific Plan, which emphasizes transit-oriented 
development, includes higher-density development than assumed 
in the SMART projections.  Approximately 2,000 new residential 
units would exist within a half mile of the station upon build-out of 
the Specific Plan.  According to the ridership calculation methodol-
ogy used in the SMART Final Environmental Impact Report, this 
translates to about 100 additional trips on SMART per day attribut-
able to the residential development proposed in the Specific Plan.

As discussed above, both Santa Rosa CityBus and Sonoma County 
Transit have expressed an interest in providing direct connectivity 
to the SMART station area, with service levels dependent on long-
term demand.  SMART anticipates that 85 percent of trips will walk 
to the station.  It is likely that some of these would become transit 
trips if transit service were convenient.  An additional amount of 
SMART ridership would also be likely via bus connections to areas 
beyond the downtown area.

C.	 Bicycle and Pedestrian Circulation

The Downtown Station Area Specific Plan is anticipated to sub-
stantially increase the number of pedestrians and bicyclists in the 
Plan Area.  Although the pedestrian and bicycle network is very 

well developed in many parts of the Plan Area, improvements are 
necessary to ensure safe and convenient travel for pedestrians and 
bicyclists.

1.	 Pedestrian Improvements
Chapter 5 identifies key streets within the Specific Plan Area and 
sets standards for streetscape improvements as well as guidelines 
for private development along those streets and corridors.  These 
standards and guidelines will help to improve the appearance, 
safety and connectivity for pedestrians on these streets.  In addition, 
pedestrian connectors are identified in each residential neighbor-
hood and streetscape standards and enhancements are identified for 
these corridors. 

Necessary pedestrian connectivity improvements contained in the 
Specific Plan include:

♦	A regional dedicated bicycle/pedestrian corridor along the 
SMART right-of-way, running north-south through the 
Specific Plan Area.

♦	A new connection through Santa Rosa Plaza to allow twenty-
four hour unrestricted travel from Fourth Street in Courthouse 
Square to Fourth Street in Railroad Square.  The Specific Plan 
recommends a vehicular/pedestrian street to provide more 
activity and to increase safety, especially during evening 
hours.

♦	Continuous sidewalks along West Third Street between 
Imwalle Gardens and Santa Rosa Creek.

♦	Safe and comfortable pedestrian crossings of Santa Rosa 
Avenue in the Park and Gardens Sub-Area, particularly at Mill 
Street.
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♦	A wide, comfortable at-grade pedestrian crossing of Fourth 
Street across the SMART railroad line.  It is very important 
that this crossing maintain the view corridor from Railroad 
Square to the historic water tower that will be re-erected on 
Fourth Street.

♦	Guidelines for new development along Santa Rosa Creek in the 
Specific Plan Area ensuring significant “eyes on the creek” and 
a level of comfort for pedestrians and bicyclists during daytime 
and evening hours.

♦	The new connection under Highway 101 at Sixth Street 
providing a link between the Railroad Square area and the 
Courthouse Square area.

♦	As development occurs, new pedestrian-friendly streets into 
the Maxwell Court neighborhood at the north and the 
Sebastopol Road neighborhood at the southern end of the 
Railroad Corridor Sub-Area.

♦	Bulb-outs and other amenities to improve pedestrian comfort 
and safety at identified locations within the Plan Area.

Figure 6-3 provides an overlay of pedestrian corridors and primary 
streets to show the improved pedestrian network within the Plan 
Area.  In the diagram, concentric circles around the SMART 
Station and Transit Center show typical walking times to and from 
transit: a ¼ mile walk would take approximately five minutes, and 
a ½ mile walk would take approximately ten minutes.

2.	 Bicycle Improvements
The Specific Plan respects and supports the findings of the 2001 
update of the Bicycle and Pedestrian Master Plan by Wilbur Smith 
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Associates.  The Master Plan presents a clear and concise vision of 
bicycle-oriented improvements to existing streets and corridors that 
will “identify and implement a comprehensive bicycle and pedes-
trian network that will provide the public with an attractive trans-
portation alternative to the automobile”.  The plan classifies pro-
posed bicycle facilities as Class I (off-street dedicated bicycle path).  
Class II (on-street striped bicycle lane) or Class III (on-street bicycle 
route shared with motorists).  In some Sub-Areas, implementation 
of planned bicycle facilities may require consideration of alternative 
approaches due to right-of-way constraints, a need to accommodate 
all modes of transportation and an interest in maintaining a pedes-
trian scaled look and feel.  Existing and planned bicycle routes in 
the downtown area are shown in Figure 6-4.  
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In the Specific Plan Area, some minor changes to the network 
proposed by the Bicycle and Pedestrian Master Plan will be neces-
sary because of the Highway 101 widening project, the reunifica-
tion of Courthouse Square and resulting vehicular traffic changes, 
or anticipated traffic patterns caused by new development.  The 
changes include:

♦	The existing bicycle/pedestrian overpass south of Santa Rosa 
Creek will be removed because of the Highway 101 widening.  
The recent completion of the Prince Memorial Greenway 
nearby provides an alternative Class I bicycle/pedestrian route 
under the Highway.

♦	A new connection under Highway 101 at Sixth Street is also 
a result of the Highway 101 widening project.  The City is 
currently studying lane configurations but it is assumed that 
bicycle lanes will be included.

♦	The Class I bicycle/pedestrian trail along the SMART right-
of-way one block to the west of Wilson Street is envisioned 
to serve as a major north-south route through the Railroad 
Corridor and Railroad Square Sub-Areas.  Consideration 
should be given to seeking right-of-way dedications as a condi-
tion of development approval from properties between Wilson 
Street and the SMART right-of-way to accommodate construc-
tion of a continuous trail along the SMART corridor.

♦	The planned Class II bicycle lane on Davis Street (between 
Seventh and Ninth Streets) is changed to a Class III bicycle 
route.  The Specific Plan envisions that the Seventh Street / 
A Street / Sixth Street corridor will replace the Seventh Street 
/ A Street / Ninth Street corridor as the primary connecting 
route between the east and west sides of Highway 101 in the 
northern downtown area.

6-11

♦	The planned Class II bicycle 
lane on Seventh Street between 
Humboldt and E Street is 
changed to a Class III bicycle 
route and re-routed to connect 
with E Street at Cherry Street, 
where crossing conditions are 
safer.

D.	 Parking

Parking is a critical component of transit-oriented development.  
Although pedestrian, bicycle and transit modes of transportation 
are supported and encouraged by the Specific Plan, accommodation 
must also be made for visitors and residents who use automobiles.  
In the Plan Area, the combination of higher density and a greater 
mix of uses provide opportunities for managing parking in a way 
that balances the need for parking with the need and desire to 
enhance pedestrian and transit use.  As part of the Specific Plan 
process, a Parking Analysis was performed to assess existing needs 
and projected development and make recommendations for park-
ing standards in the Plan Area.

Conventional practice mandates every new development to pro-
vide the minimum amount of parking required by the zoning 
code.  Parking rates have typically been developed based on sites 
in suburban areas, which reflect a very auto-dependent condition 
where users rarely visit more than one destination. When these 
rates are applied to higher intensity mixed-use areas the result is an 
excessive amount of parking lots, garages, curb cuts and driveways, 
and a decline of pedestrian amenities.  Like many other cities, the 

Prince Memorial Greenway RecreationTrail
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City of Santa Rosa has acknowledged this by establishing a lower 
residential parking requirement in the downtown area and allowing 
parking reductions for mixed-use projects.

Practical benefits of parking more efficiently in the Plan Area 
include increased support for transit, a more attractive pedestrian 
environment, and reduced costs of not providing unwarranted 
parking for development.  The Specific Plan proposes the following 
general strategies for ensuring that an appropriate but not excessive 
amount of parking is available to residents, shoppers and visitors:

♦	Encourage shared parking.  Parking spaces that are dedicated 
to one use are called reserved spaces, while spaces that are 
available to the public are referred to as shared spaces.  Shared 
spaces work well in mixed-use areas, where parking spaces for 
offices, for example, are made available in the evening for res-
taurant patrons.  Sharing spaces ensures that each parking space 
will be utilized more efficiently.  In some areas the provision 
of shared parking spaces should be a requirement for new non-
residential development.

♦	Share parking between developments where possible.  The 
largest mixed-use projects should be given incentives to include 
additional shared parking spaces that benefit the surrounding 
area.  A funding mechanism could be established that allows 
smaller projects to provide no onsite parking, instead paying 
for the use of shared spaces within other facilities.  Creation 
of additional shared parking facilities would be of particular 
benefit in the southern Courthouse Square and Railroad Square 
Sub-Areas.

♦	Allow alternative methods of providing required parking 
spaces.  These include tandem parking and garage lifts.  
Additionally, on-street parking spaces should be allowed to 
satisfy parking requirements if they are newly created by the 
development.

♦	Allow “unbundled” parking at residential developments.  
Unbundling separates the cost of parking from the housing, 
meaning that residents with no vehicles would realize a cost 
savings by not leasing a space.  Correspondingly, residents 
wishing to lease more than one reserved space could pay to do 
so.

♦	Explore the feasibility of establishing parking “cashout” and 
transit incentive programs for businesses within the Plan Area.  
Cashout programs allow employees to be paid cash by their 
employers for not parking a vehicle downtown, rather than 
the employer subsidizing employee parking by providing on-
site spaces or paying for monthly permits.  Transit incentive 
programs work similarly, with employees being provided free 
transit passes instead of subsidized parking.

Determining the amount of parking required in an area can be 
achieved by studying existing conditions and using analysis tailored 

Sub-Area

Attached Residential 
Parking Requirement

(per unit, average)

Non-Residential
Parking Requirement

Courthouse Square 1.0 reserved spaces None (except 600 shared 
parking spaces for City 
Hall-Performing Arts 

Center

Railroad Square 1.0 reserved spaces 1.0 shared space per 500 
square feet 

Railroad Corridor 1.5 reserved spaces 1.0 shared space per 300 
square feet 

Park and Gardens 1.5 reserved spaces 1.0 shared space per 300 
square feet 

TABLE 6-1 PARKING REQUIREMENTS BY SPECIFIC PLAN SUB-AREA

Table 6-1: Parking Requirements by Specific Plan Sub-Area
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for mixed-use situations.  In this way the actual number of park-
ing spaces needed to accommodate demand can be determined.  A 
“cushion” of extra spaces to allow for turnover is included in the 
analysis.  The Parking Analysis done for the Specific Plan assessed 
existing parking conditions and proposed Specific Plan develop-
ment in four of the Sub-Areas described in Chapter 4, and parking 
standards were developed for each of these Sub-Areas.  The analysis 
is summarized in the following sections, and Table 6-1 provides a 
listing of the parking requirements by Sub-Area.

1.	 Courthouse Square Sub-Area
There is an existing supply of 3,954 public parking spaces in the 
central Courthouse Square Sub-Area.  In 2004, the peak number 
of spaces occupied was 76 percent at 2:00 p.m. on a weekday.  As 
in many cities, it is common for on-street spaces to be filled while 
many garage spaces remain unoccupied, giving the appearance of 
limited parking availability.  The Specific Plan buildout in this Sub-
Area is anticipated to add approximately 1,100 residential units, 
156,000 square feet of retail and 80,000 square feet of office space.  
The Specific Plan also proposes that a performing arts center and 
city hall complex be constructed at the existing City Hall site, but 
it is assumed that this complex would include dedicated parking.  
A parking facility with 429 new public spaces is proposed as part 
of the Mixed-Use Parking Garage Project on the former “White 
House” site. Following are the findings of the Parking Analysis for 
Courthouse Square:

♦	On-street parking meters should be priced to promote use of 
garage facilities for long term parking and maintain turnover 
in on-street parking spaces that front businesses.

♦	With build-out of the Specific Plan, the southern Courthouse 
Square Sub-Area is projected to experience a 324-space parking 
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shortfall during peak demand periods.  A parking surplus of 
419 spaces is projected to occur in the northern area.  While the 
psychological distance between northern area parking facilities 
and southern area retail and commercial uses is presumed to 
be perceived by the public as too great, actual distances range 
between one-quarter and one-half mile.  Because this range is 
within generally accepted walking distance, it is assumed that 
future parking demand could be spread to parking facilities 
throughout the Sub-Area without creating adverse parking 
conditions.  A 95-space surplus would exist in the overall 
Courthouse Square Sub-Area during the highest demand hour 
of the week.  Some employees and/or visitors would need 
to walk several blocks to their destinations during this peak 
period.

♦	Compliance and enforcement of ADA accessible parking 
requirements will ensure convenient access to destinations 
throughout the Courthouse Square Sub-Area.

W 3RD ST

COLLEGE AVE

W 9TH ST

3RD ST

N
 D

U
T

T
O

N
 A

V
E

S
A

N
T

A
 R

O
S

A
 A

V
E

SEBASTOPOL RD

W
ILSO

N
 ST

M
EN

D
O

C
IN

O
 A

V
E

9TH ST

W COLLEGE AVE

D
U

T
T

O
N

 A
V

E

C
LEVELA

N
D

 AVE

SONOMA AVE

B
O

Y
D

 ST
O

L
IV

E
 ST

S E ST

B
 ST

5TH ST

D
 ST

1ST ST

4TH ST

M
O

R
G

A
N

 ST

A
 ST

H
E

A
L

D
S

B
U

R
G

 A
V

E

H
IG

H
W

A
Y

 101

HIGHWAY 12

3RD ST

M
EN

D
O

C
IN

O
 A

V
E

O
C

I
A

V
E

MMM
E

NN
O

A
V

E
O

A
V

O
CC

IN

E

T

B
 ST

D
 ST

D
STST

D
S

D
 ST

1ST ST
1ST ST
1ST ST

4TH ST

TT

H
E

A
L

D
S

B
U

R
G

 A
V

E
E

AA
L

D
H

TT

M
EN

S E ST

H
E

A
L

D
S

B
U

R
G

A
V

E

Courthouse Square Sub-Area



Chapter 6: Transportation

Downtown Station Area Specific Plan
City of Santa Rosa

6-146-14

♦	Residential development should continue to provide one park-
ing space per unit.

♦	The potential City Hall relocation and Performing Arts Center 
project could efficiently satisfy parking requirements with a 
600 space parking supply.  Peak parking demand for these two 
uses occurs at separate times.  During sold-out performances 
at the Performing Arts Center, overflow parking would be 
accommodated on surrounding streets and in nearby parking 
garages.

2.	 Railroad Square Sub-Area
The existing supply of public parking in the Railroad Square Sub-
Area counted as part of the Specific Plan Parking Analysis in 2006 
(during the Highway 101 widening project) totaled 415 spaces.  The 
existing demand for spaces in 2006 was found to be 332 vehicles at 
the peak time of 11:00 a.m. on weekdays.  The demand appears 

to have increased by 
ten to 20 percent since 
2001.  Anticipated 
buildout of the Specific 
Plan in the Railroad 
Square Sub-Area is 344 
new residential units, 
95,000 square feet of 
retail space and 50,000 
square feet of office 
space.  Total parking 
demand from new and 
existing development 
is anticipated to be 564 

spaces at peak demand, while the number of public parking spaces 
available (including spaces under Highway 101) will be 502, for 
a shortage of 62 spaces.  Following are findings of the Parking 
Analysis for the Railroad Square Sub-Area:

♦	Developers of new projects should continue to be required to 
provide one reserved space per residential unit.

♦	Developers should provide one shared parking space per 500 
square feet of retail or office space (reserved spaces would not 
satisfy this requirement).  Any new on-street spaces provided 
should be counted as part of the shared parking requirement.  
This shared parking requirement would eliminate the parking 
shortage anticipated by future development.

♦	The proposed mixed use project on the SMART site is assumed 
to have 275 reserved parking spaces for residential units, 235 
shared public spaces and 176 spaces subject to retail leases.  This 
proposed parking supply is projected to fully accommodate the 
parking demand created by the project.

♦	Larger mixed use projects in Railroad Square should be able 
to develop additional shared-use parking spaces and enter into 
agreements with smaller developments to provide a parking 
supply that meets combined requirements of both projects.

♦	If requested by area property owners and merchants, the City 
should explore formation of a parking district in the Railroad 
Square Sub-Area.

♦	It will be critical for the City to monitor long-term parking 
conditions in the Railroad Square Sub-Area and the West End 
residential neighborhood, and make adjustments as necessary 
to ensure that adverse spillover parking does not occur.
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3.	 Railroad Corridor Sub-Area
The number of existing parking spaces in this area is 83.  Build-out 
of the Specific Plan is anticipated at 480 new residential units and 
30,000 square feet of retail or office.  This development would cre-
ate a total demand of approximately 940 spaces at the peak time of 
7:00 p.m. on weekends.  Following are findings for the Railroad 
Corridor Sub-Area:

♦	The City’s existing residential parking requirements should be 
reduced to 1.5 spaces for all residential units.  Current require-
ments are for 1.5 spaces per one-bedroom unit and 2.5 spaces 
for two bedroom units and above.  These spaces would be 
reserved and not available to the public.

♦	Non-residential use parking requirements would be 1.0 space 
per 300 square feet, a slight decrease from the existing 1.0 
space per 250 square feet.  Both residential and non-residential 
development could count newly-constructed adjacent on-street 
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shared spaces toward meeting parking requirements.

♦	The City’s current requirement of 2.0 spaces per Live/work 
unit would remain, with 1.5 reserved spaces for the resident 
and 0.5 spaces shared among multiple users for visitors.

♦	Lower parking requirements in the Railroad Corridor Sub-
Area are justified because of the area’s proximity to the poten-
tial SMART station, accessibility to CityBus lines, and proxim-
ity to several regional trail facilities including the Joe Rodota 
trail, Santa Rosa Creek and planned SMART trails.

♦	It may be reasonable to further reduce both residential and 
non-residential parking requirements in the future upon com-
mencement of rail service.  Additional deductions may also 
be appropriate for affordable housing and/or senior housing 
developments.

4.	 Park and Gardens Sub-Area
Existing uses along Santa Rosa Avenue in the Park and Gardens 
Sub-Area are mostly auto-oriented, with parking generally pro-
vided on site.  The Specific Plan anticipates approximately 146 units 
of residential and 65,000 square feet of office or retail.  This devel-
opment is projected to create demand for 513 new parking spaces.  
Following are findings for the Park and Gardens Sub-Area:

♦	The City’s existing residential parking requirements should be 
reduced to 1.5 spaces for all residential units.  Current require-
ments are for 1.5 spaces per one-bedroom unit and 2.5 spaces 
for two bedroom units and above.  These would be reserved 
and not available to the public.

♦	Non-residential use parking requirements would be 1.0 space 
per 300 square feet, a slight decrease from the existing 1.0 
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space per 250 square feet.  Both residential and non-residential 
development could count newly-constructed adjacent on-street 
shared spaces toward meeting parking requirements.

♦	Lower parking requirements are justified because of the loca-
tion of the area on one of the City’s primary transit corridors, 
and because the downtown area is close enough to encourage 
walking and bicycling.

♦	Retail and office parking should be developed as shared park-
ing, and incentives could be offered to include additional 
shared parking spaces beyond those required, eliminating the 
need for smaller projects to provide on-site parking.

♦	The City should monitor long-term parking conditions both 
in the Juilliard Park neighborhood and the Burbank Gardens 
neighborhood, and make adjustments as necessary to ensure 
that adverse spillover parking does not occur.

5. Residential Neighborhoods
Existing parking conditions in the Imwalle Gardens Sub-Area, 
Residential Sub-Areas and the Historic Residential Sub-Areas were 
not studied as part of the Specific Plan Parking Analysis.  The 
Specific Plan does not propose any changes to existing require-
ments for parking in these Sub-Areas.

E.	 Transportation Goals and Policies

Following are goals and policies related to vehicular and pedestrian 
circulation, transit and parking established for the Specific Plan.  
These goals and policies are consistent with goals contained in the 
Santa Rosa 2020: General Plan, and are intended to guide develop-
ment in the Plan Area.

Goal SP-T-1:   Ensure new development provides adequate 
vehicular circulation improvements.

Policy SP-T-1.1:  Condition new development in the Specific Plan 
Area, as appropriate, to implement street improvements consis-
tent with site-specific recommendations contained in Section A.2 
of this chapter.

Policy SP-T-1.2:   Condition new development in the Specific 
Plan Area, as appropriate, to implement installation of traffic sig-
nals or changes to signal functioning consistent with site-specific 
recommendations contained in Section A.2 of this chapter.

Policy SP-T-1.3:   Discourage “cut-through” traffic in the West 
End neighborhood by restricting turning movements onto West 
Sixth Street from the SMART property to right turns only.
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Policy SP-T-1.4:  Consider the alternative location for the new 
north-south street through the SMART site (shown in Figure 6-
1) if it can be demonstrated that the alternative location does not 
compromise access, circulation and safety for automobiles, buses 
and shuttles.

Policy SP-T-1.5:  Require an internal street circulation design and 
traffic calming measures that discourage use of Heather Drive and 
Glenbrook Drive as “cut-through” routes between West Third 
Street and Stony Point Road.

Goal SP-T-2:   Promote a user-friendly interface between all 
transit agencies serving the Plan Area.

Policy SP-T-2.1:  Coordinate with SMART and bus transit pro-
viders to ensure that development of the SMART site provides 
short- and/or long-term facilities for accommodating bus and 
shuttle transfers between rail and transit.  Transit facilities should 
be located within a visual line-of-site of the rail station platform 
and connected by a clearly identifiable path.

Policy SP-T-2.2:  Work with SMART and major employers to 
establish shuttle service between the commuter rail station site 
and area employment centers and business parks.

Goal SP-T-3:  Ensure new development and streetscape projects 
provide pedestrian and bicycle circulation improvements.

Policy SP-T-3.1:   Coordinate with SMART to implement the 
regional pedestrian/bicycle trail along the rail right-of-way.

Policy SP-T-3.2:   New development along Santa Rosa Creek 
should be designed to provide visual and where possible, physical 
connections with the creek to facilitate safe and convenient pedes-

6-17

trian and bicycle travel along the creek corridor.

Policy SP-T-3.3:  Require dedication of right-of-way for improve-
ment and/or expansion of pedestrian and bicycle facilities where 
insufficient right-of-way currently exists.

Policy SP-T-3.4:   Within the Specific Plan Area, give priority 
to pedestrian and bicycle improvements in the Railroad Square 
and Railroad Corridor Sub-Areas to promote use of these travel 
modes by those living or working in closest proximity to the 
station site.

Policy SP-T-3.5:   Work with SMART and the Public Utilities 
Commission to develop attractive fencing and landscaping treat-
ments along the railroad right-of-way.  Low-level open fencing 
should be encouraged.

Policy SP-T-3.6:  Work with SMART and the Sonoma County 
Regional Parks Department to extend the Joe Rodota Trail 
to West Third Street from its current terminus at Santa Rosa 
Creek.

Policy SP-T-3.7:  New development within the Transit Oriented 
Redevelopment Project Area should accommodate development 
of pedestrian and bicycle connections between Santa Rosa Creek 
and Fourth Street, Santa Rosa Creek and Pierson / West Sixth 
Street, and West Third Street and the Joe Rodota trail.

Policy SP-T-3.8:   Pursue establishment of an “at-grade” pedes-
trian crossing over the railroad right-of-way at Fourth Street as 
part of development of the SMART property.

SP-T-3.9:  As part of the 2007 Bicycle and Pedestrian Master Plan 
Update program develop square footage-based bicycle parking 
standards for the Specific Plan Area and update current standards 
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and requirements for indoor/covered bicycle parking and shower 
and locker facilities in non-residential development projects.

Goal SP-T-4:  Ensure appropriate levels of parking are provided 
in association with new development.

Policy SP-T-4.1:  Ensure that parking requirements in the Plan 
Area stimulate transit-oriented development by supporting and 
encouraging shared parking where possible and by allowing 
reductions to on-site parking requirements when supported by a 
parking study.

Policy SP-T-4.2:  New on-street parking spaces created as part of 
a new development project may be counted towards meeting the 
project’s overall parking requirement.

Policy SP-T-4.3:  Tandem parking spaces proposed as part of a 
new development project may be counted towards meeting the 
project’s overall parking requirements.

Policy SP-T-4.4: Encourage provision of shared-parking facilities 
in larger private development projects that can be made available 
to fulfill the parking requirements of projects on smaller, more 
constrained sites.

Policy SP-T-4.5:  The largest mixed-use projects should be given 
incentives to provide additional shared parking spaces that ben-
efit the surrounding area, especially in the southern Courthouse 
Square Sub-Area and Railroad Square Sub-Area.

Policy SP-T-4.6:  Require one parking space per unit for afford-
able housing projects and 0.5 spaces per unit for senior housing 
projects for projects within the Specific Plan Area.

Policy SP-T-4.7:  Future development of City-owned parking 

facilities should result in no net loss of public parking spaces and 
should increase the supply of public parking spaces.

Policy SP-T-4.8:  Price on-street meters to encourage use of 
garage facilities for long-term parking and maintain turnover in 
spaces fronting businesses.

Policy SP-T-4.9:  Monitor parking demand over time, par-
ticularly in locations where Specific Plan Sub-Areas and adjacent 
residential neighborhoods interface.  Such locations include 
the Railroad Square Sub-Area’s interaction with the West End 
neighborhood, the Park & Gardens Sub-Area’s interaction with 
the Burbank Gardens and Juilliard Park neighborhoods, and the 
Courthouse Square Sub-Area’s interaction with the Cherry Street 
and St. Rose neighborhoods.

Policy SP-T-4.10: Explore and evaluate possible funding mecha-
nisms for providing new parking facilities in the downtown area, 
including a “buy-in” fee program.

Policy SP-T-4.11:  Allow private residential development proj-
ects to provide “unbundled” parking.

Policy SP-T-4.12:  Explore the feasibility of establishing parking 
“cashout” and transit incentive programs for businesses within 
the Specific Plan Area.

Policy SP-T-4.13:  Explore opportunities to secure public park-
ing and/or shared parking as part of projects seeking financial 
assistance from the redevelopment agency.

Policy SP-T-4.14:   Establish a single non-residential minimum 
parking standard of one shared parking space per 500 square feet 
of commercial or office use in mixed-use development projects 
in the Railroad Square Sub-Area.  This standard replaces the 
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City’s existing mixed-use parking requirement reduction in this 
Sub-Area.

Policy SP-T-4.15: Establish a single non-residential minimum 
parking standard of one parking space per 300 square feet of com-
mercial or office use in the Railroad Corridor Sub-Area.

Policy SP-T-4.16: Establish a single non-residential minimum 
parking standard of one parking space per 300 square feet of com-
mercial or office use in the Park and Gardens Sub-Area.
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As development proceeds in the Specific Plan Area additional public services and utility improvements will be required.  This chapter 

describes the anticipated needs of utilities and public services for the Plan Area, including utility infrastructure, recreation and parks, 

public safety, and schools and libraries.  The timing of additional services and improvements will be dependent on the location and tim-

ing of new development.

7 Utilities and Public Services

Downtown Station Area Specific Plan
City of Santa Rosa

7-�

A.	 Utility Infrastructure

As part of the Specific Plan process, a Utilities Infrastructure 
Analysis was performed to assess existing needs and projected 
development and determine required upgrades for utilities in the 
Plan Area.  Because almost all of the projected development is 
on previously developed sites, most of the infrastructure require-
ments for development proposed in the Specific Plan will require 
the upgrade of existing utility systems rather than installation of 
new systems.  The only site not served by existing infrastructure 
is the Imwalle Gardens Sub-Area; however, existing infrastructure 
is located along the borders of parcels in the Imwalle Sub-Area.  

Following is a discussion of general issues regarding water sup-
ply, wastewater, stormwater and franchise utilities (telephone, 
cable, gas and electric) infrastructure in the Plan Area, followed 
by a closer look at impacts within each of the separate Sub-Areas 
identified in Chapter 4.

Park Bench in Juilliard Park
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1.	 Water Supply System in the Plan Area
A Water Supply Assessment (WSA) for the Specific Plan was com-
pleted in December 2006.  The WSA determined that the demand 
for development projected by the Plan will be 975 acre-feet per year, 
and that the City’s water supplies are sufficient to meet the present 
and future demand associated with the Specific Plan, in addition to 
existing and planned future uses.  

Water supply utility pipe upgrades will be required for most areas of 
the Plan Area as recent fire protection laws require higher pressure 
and flow rates than some of the existing water mains allow.  Water 
flow requirements for fire protection are greater where the density 
and height of structures is greater.  Because the Courthouse Square 
and Railroad Square Sub-Areas allow taller structures, these Sub-
Areas will need the most substantial water main upgrades.

2.	 Wastewater System in the Plan Area
Wastewater infrastructure for Santa Rosa is well developed.  A 
majority of the wastewater generated in the Plan Area feeds into 
the Downtown and Old Town Trunk lines.  Most of the projected 
upgrades relate to the Downtown Trunk Sewer main.  This main 
has capacity for 500 additional units, while nearly 1,570 units of 
residential and 475,540 square feet of commercial development are 
proposed in the Downtown Trunk Sewer main collection area.

3.	 Solid Waste in the Plan Area
Solid waste management in The Plan Area is the responsibility of 
the Sonoma County Waste Management Authority (SCWMA).  
Solid waste is collected and hauled to the Central Landfill for appro-
priate transfer, with green waste hauled to a separate processing cen-
ter operated by Sonoma Compost, and recyclable materials taken to 
be processed at the Materials Recovery Facility.  Full development 

of the Specific Plan is anticipated to contribute an additional 3,800 
tons of solid waste per capita each year.  However, the increase in 
solid waste would be reduced through current and expanded waste 
recycling efforts and would not exceed the disposal capacity limits 
of SCWMA.  

4.	 Stormwater System in the Plan Area
The City of Santa Rosa has worked with Sonoma County to develop 
the Standard Urban Storm Water Mitigation Plan (SUSMP).  The 
goal of the SUSMP is to reduce pollution and runoff flows to the 
best practicable extent for all new capital improvement program and 
development projects meeting the following criteria:

♦	Development of new projects that create one acre or more of 
new impervious surface, including all public and private proj-
ects.

♦	Streets, roads, highways, and freeways projects creating one acre 
or more of new impervious surface.  

♦	Redevelopment of sites that result in the addition and/or recon-
struction of one acre or more of new impervious surface. 

♦	Capital improvement program, development, and redevelop-
ment projects located directly adjacent to a natural waterway, 
modified waterway, or constructed channel, or that require a 
new storm drain outfall to such waterway, regardless of project 
size or impervious surface.

Most stormwater collected in the Plan Area is conveyed to outlets 
along the Santa Rosa Creek.  As the Plan Area is developed, private 
development will be required to satisfy the SUSMP.  This could 
require the use of onsite detention structures to retain runoff such 
that there is no net increase in discharge to the existing storm drain 
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pipe network. Project compliance with City, County and State 
storm-drain regulations will be specifically addressed during review 
of future development proposals as part the City’s development 
review process.

5.	 Franchise Utilities in the Plan Area
Following is a discussion of utility infrastructure provided by 
franchise providers, including telephone, cable, and gas and electric 
services.  Telephone service in Santa Rosa is provided by AT&T, 
which has an extensive network of underground and overhead facili-
ties located on or adjacent to all of the sub-areas.  Where required, 
off-site improvements will be performed by AT&T.  Cable service 
in Santa Rosa is provided by City contract with Comcast.  Comcast 
has a network of underground and overhead facilities serving most 
areas of Santa Rosa.  If off-site improvements are necessary, the 
developer will be responsible for trenching to the closest cable facil-
ity.  Gas and electric services in Santa Rosa are provided by PG&E, 
which has an extensive network of underground and overhead facili-
ties located on or adjacent to all parcels in the Plan Area.  Individual 
developments will be responsible for upgrades which solely benefit 
that development, while upgrades to common facilities with mul-
tiple customers would be implemented by PG&E. 

6.	 Phasing of Utilities
The unpredictability of timing for new development in combina-
tion with the fact that it will be geographically dispersed throughout 
the Specific Plan Area presents a significant challenge for matching 
efficient infrastructure improvement projects to development.  In 
some instances “oversizing” will be required to serve the early 
phases of development (i.e., development occurring in the first ten 
years).  Mechanisms for funding of oversized improvements are 
discussed in Chapter 8.

7-�

7.	 Sub-Area Utilities Analysis
Following is an analysis of anticipated upgrades required for the 
seven distinct Sub-Areas within the Plan Area.  Figure 7-1 illustrates 
the location of the Sub-Areas.  Table 7-1 details the infrastructure 
upgrades for all the Sub-Areas.

♦	Courthouse Square Sub-Area.  This Sub-Area is projected to 
have an additional 1,275 residential units, 147,500 square feet 
of office/ public institution space, and approximately 164,000 
square feet of retail space.
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Water supply line upgrades from some existing pipes will be 
necessary to meet fire protection velocity requirements for mid-
rise structures.  Water line relocation will also be required by the 
reunification of Courthouse Square.  

Sewer line upgrades will be required in several locations to handle 
increased flow from projected development.  Relocation and 
improvement of additional sewer lines will be required by the 
reunification of Courthouse Square.  The Downtown Trunk 
Sewer line running to the Laguna Wastewater Treatment Plant 
will also need to be increased in size.  Finally, development in 
Courthouse Square will require enlarging the existing down-
stream Old Town Trunk Sewer located north of Santa Rosa 
Creek and west of the Railroad Corridor Sub-Area.

Stormwater drainage in this Sub-Area mostly drains into Santa 
Rosa Creek.  SUSMP measures will be required for some devel-
opment in the Sub-Area.  The City currently has a stormwater 
drainage outlet to the Santa Rosa Creek at the end of “B” Street.  
Any development of this parcel will require providing the City 
with an easement to maintain this outlet.  

♦	Railroad Square Sub-Area.  Construction of 334 units of resi-
dential housing and 94,960 square feet of non-residential uses is 
projected for this Sub-Area.

Water supply utility improvements needed in order to provide 
the needed fire supply for multi-story housing and commercial 
development in this Sub-Area include increasing the size of pipes 
in Third Street, Fourth Street and Fifth Street.  Additionally, new 
mains on the western side of the railroad tracks will be required 
to provide the fire department with a fire supply on both sides 
of the track. 

New Item Action

Courthouse Square Sub-Area
3rd Street B St to E St 12” Water Main NEW
5th Street B St to E St 12” Water Main NEW
Courthouse Square (East) 3rd St to 4th St 12” Water Main NEW
Courthouse Square (West) 3rd St to 4th St 12” Water Main NEW
4th Street N. of Courthouse Sq. 12” Water Main REALIGN
B Street 1st St to 2nd St 6” Sewer NEW
B Street 2nd St to 3rd St 8” Sewer NEW
B Street 4nd St to 7rd St 16” Sewer UPSIZING
3rd Street D St to E St 12” Sewer NEW
3rd Street B St to D St 12” Sewer UPSIZING
D Street 2nd St to 3rd St 12” Sewer NEW
Courthouse Square (East) 3rd St to 4th St 8” Sewer NEW
Courthouse Square (West) 3rd St to 4th St 8” Sewer NEW
4th Street N. of Courthouse Sq. 10” Sewer REALIGN
7th Street A St to B St 16” Sewer UPSIZING
9th Street A St to Hwy 101 18” Sewer UPSIZING
Lincoln School/Jacobs Park 33” Sewer UPSIZING

Railroad Square Sub-Area
New Street E. of TORPA 12” Water Main NEW
New Street W. of TORPA 12” Water Main NEW
3rd Street Wilson St to Davis St 12” Water Main UPSIZING
6th Street West of Hwy 101 8” Water Main UPSIZING
Railroad tracks W. parallel to tracks TBD, Water Main NEW
5th Street Under Hwy 101 8” Water Main UPSIZING
4th Street E. of Railroad tracks 12” Water Main UPSIZING
Hazel Street W. of Chestnut St > 33” Sewer UPSIZING
Chestnut Street N. of Hazel St > 33” Sewer UPSIZING

Railroad Corridor Sub-Area
Maxwell Court To Donahue St 8” - 12” Water Main NEW
Donahue Street 9th St to 8th St 8” Water Main UPSIZING
West 7th Street W. of Davis St 8” Water Main UPSIZING
6” Water Mains in Sub Area All in Sub-Area 8” - 12” Water Main UPSIZING
North Dutton Avenue Maxwell Dr to W 9th St > 6” Sewer UPSIZING
9th Street W. of Railroad tracks > 18” Sewer UPSIZING

Area

Table 7-1: Infrastructure Requirements (continues on next page)
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Wastewater system upgrades are anticipated to be necessary for 
the City Cross-town Trunk Sewer Main located in Hazel and 
Chestnut Streets.

Stormwater drainage for development adjacent to Santa Rosa 
Creek in this Sub-Area should be consistent with the adopted 
Pierson Reach Restoration Concept Plan.  SUSMP measures will 
be required of all development in this area.  

♦	Railroad Corridor Sub-Area.  This sub-area is projected to 
provide approximately 1,300 new residential units and 9,500 
square feet of retail development.

Water supply improvements will be necessary in the Sub-Area to 
meet the fire flow demands required by development, including 
new water lines in Maxwell Court and larger pipes in Donahue 
Street, West Seventh Street, Pierson Street, Dutton Avenue, and 
Sebastopol Road.  Additionally, wider easements and building 
setbacks along the Railroad Corridor Sub-Area may be required 
for access for fire protection vehicles, additional water mains and 
hydrants.

Wastewater service to this Sub-Area is split between two jurisdic-
tions, the City of Santa Rosa Utilities Department and the South 
Park County Sanitation District.  Wastewater from both areas 
is conveyed in the City pipe network to the Laguna Wastewater 
Treatment Plant located on Llano Road.  The South Park system 
will be completely absorbed into the Santa Rosa system by about 
2015.  Upsizing of wastewater pipes will be required at North 
Dutton Avenue and West Ninth Street.  Required improvements 
to the downstream sewer system are discussed in the Courthouse 
Square Sub-Area.

Stormwater pipe upsizing and replacement of an existing sump 
will be necessary in the Maxwell Court area.  In the Sebastopol 

7-�

Road area, flooding often occurs at the intersection of Roberts 
Avenue and Sebastopol Road.  Extending the existing storm drain 
piping at this intersection to connect to an adequate downstream 
drainage system will lessen this problem.  Finally, SUSMP regula-
tions will apply to all types of development along the Santa Rosa 
Creek. 

♦	Park and Gardens Sub-Area.  This Sub-Area along Santa 
Rosa Avenue is projected to provide 147 residential units and 
approximately 27,500 square feet of retail space.

Water supply provided by the existing pipe network will need to 
be upsized on one side of Santa Rosa Avenue.

Projected development will require wastewater system upgrades 
to the trunk main in Santa Rosa Avenue as well as the Cross-town 
Trunk Sewer Main in Sonoma Avenue.

Stormwater drainage is conveyed in the storm drain system to 
Santa Rosa Creek in the north and to Colgan Creek in the south-
ern part of the Sub-Area.  The development of parcels one-acre or 
larger are required to follow SUSMP requirements.

New Item ActionArea

Imwalle Gardens Sub-Area
Imwalle Street Along new street 8” Water Main NEW
Cavendish Avenue To Imwalle Street 8” Water Main NEW
West 3rd Street S. of Imwalle Site > 42” Sewer UPSIZING
Imwalle Street Along new street 12” Sewer NEW
Imwalle Site Area Two mains west to east 8” Sewer NEW

Park and Gardens Sub-Area
Santa Rosa Avenue Charles St to Maple Ave 12” Water Main UPSIZING
Sonoma Avenue W. of Santa Rosa Ave > 33” Sewer UPSIZING
Santa Rosa Avenue S. of Sonoma Ave > 33” Sewer UPSIZING

Table 7-1: Infrastructure Requirements   (continued from previous page)
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♦	Imwalle Gardens Sub-Area.  Construction is planned to occur 
on the western half of the northern parcel which is projected to 
provide 120 residential units.

Water supply requirements for new development can be met by 
connecting new pipes to the existing main in West Third Street 
along the southern boundary of the Sub-Area.

Wastewater system pipes will connect to the City Cross-town 

Trunk Sewer Main located in West Third Street.  Upsizing of 
the main will be required, along with new sewer pipes from the 
development, sized for proper gravity flow.

The stormwater system for this Sub-Area is anticipated to be a 
new storm drain with flows into Santa Rosa Creek.  Due to the 
proximity of this sub-area to the Creek, this area must comply 
with SUSMP requirements.

♦	 Residential Sub-Areas and Historic 
Residential Sub-Areas.  Approximately 50 
additional units are projected to occur in these 
Sub-Areas, and development will be typified 
by individual home-owners sub-dividing large 
lots for infill development or by the addition 
of mother-in-law units on existing properties.  
Utility services for these developments will 
be site specific and will occur where existing 
services are established.

B.	 Recreation and Parks

The City of Santa Rosa’s Recreation and 
Parks Department maintains, promotes and 
administers parks, recreation facilities, and 
cultural and arts facilities, including nine 
parks and recreation facilities in the Specific 
Plan Area.
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1.	 Recreation and Parks Facilities
Neighborhood parks, open spaces and recreational facilities are 
an important component of a livable downtown.  The Plan Area 
includes several existing parks ranging in size from the one half acre 
Railroad Depot Park to the nine acre Juilliard Park.  Existing parks 
in the Plan Area total approximately 18.0 acres.  The Specific Plan 
indicates locations for several new parks, including new pocket 
parks in the Maxwell Court and Sebastopol Road areas, a new 
linear park along Santa Rosa Creek in the western part of Imwalle 
Gardens, a public green/amphitheatre near West Sixth Street and 
Pierson Street, and a new Prince Gateway Park at Santa Rosa 
Avenue and Sonoma Avenue.  The total for these proposed parks 
is approximately 4.5 acres.  An additional eleven acres of proposed 
open space along Santa Rosa Creek will increase the total from 
22.5 acres to approximately 33.5 acres of parks and open space in 
the Plan Area.  Figure 7-2 illustrates the location of existing and 
planned parks within the Plan Area, and Table 7-2 provides the 
acreages for each of the parks indicated.

The General Plan’s park standard is 6.0 acres per 1,000 residents.  
Park dedication fees will be collected from residential develop-
ment in the Specific Plan Area and these fees will be used to create 
proposed parks and recreational facilities inside and outside of the 
Plan Area.

The General Plan defines neighborhood parks as being within 
about one-half mile of the residents that the park serves.  Through 
implementation of the Specific Plan there will be no location 
within the Plan Area that is more than one half mile from a neigh-
borhood park, and most residents will be less than one-quarter mile 
to a neighborhood park.

7-�

2.	 Cultural Facilities
The Recreation and Parks Department 
of Santa Rosa is also responsible for 
maintaining cultural facilities.  The 
Plan Area contains several cultural 
facilities including the DeTurk Round 
Barn, the Church of One Tree, and the 
Luther Burbank Home and Gardens.  
New cultural facilities envisioned by 
the Specific Plan include:  a Performing 
Arts Center on the existing City Hall 
site; a Food and Wine Center on the 
SMART property in Railroad Square; 
conversion of a historic warehouse on 
Roberts Avenue north of Sebastopol 
Road (Fitzgerald Building) into a neigh-
borhood community center; and the 
addition of an amphitheater and out-
door park planned along the Pierson 
Reach of Santa Rosa Creek.

These facilities will contribute to creat-
ing a desirable living environment in 
the downtown area and help fulfill the 
community’s desire to establish down-
town as the cultural center of the City.  Consideration should be 
given to allowing use of Park Fees paid on new residential units 
within the Specific Plan Area for development and improvement 
of cultural facilities in the downtown area.

Existing Parks Acreage 

  DeTurk Park 1.0 

  DeMeo Park 1.0 

  Olive Park 1.0 

  Courthouse Square 2.0 

  Juilliard Park 9.0 

  Burbank Home and Gardens 1.5 

  Prince Memorial Greenway 2.0 

  Railroad Park 0.5 

  Total  18.0 

Proposed Parks Acreage 

  Maxwell Court Park .75 

  Sebastopol Road Park .75 

  Pierson Reach Park 1.0 

  Imwalle Park 1.5 

  Prince Gateway Park 0.5 

  Total  4.5 

Existing and Proposed 22.5

Table 7-2: Existing & Proposed Park Acreages
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C.	 Public Safety

Public Safety consists of police, fire protection and emergency 
services.  In the Plan Area, these services are primarily fulfilled 
by the Santa Rosa Police Department and the Santa Rosa Fire 
Department.

1.	 Police Services
The Police Department is located in the Public Safety Building at 
965 Sonoma Avenue, three blocks outside of the Plan Area.  The 
Police Department recently opened a new sub-station facility front-
ing Old Courthouse Square.  As of January 2006, there were a total 
of 184 sworn positions and 89 civilian staff in the Department.  
With the projected build-out of the Plan Area, it is anticipated that 
the Police Department will require more officers and staff but not 
a new facility.

2.	 Fire Protection
Fire protection and emergency services in the Plan Area are primar-
ily the responsibility of the Santa Rosa Fire Department.  There 
are currently about 128 sworn and seven civilian employees within 
the department.  It is anticipated that development projected by 
the Specific Plan over the next 20 years will require the addition of 
another half company of fire fighters to be hired.  

The Fire Department has an existing plan to relocate Station 8 on 
Burbank Avenue to a Sebastopol Road location, possibly to a site 
within the Plan Area.  This proposed station could be part of a 
mixed use facility or building.  One possibility is to locate the pro-
posed station along with other neighborhood community facilities 
as part of the historic Fitzgerald Building.

D.	 Educational Facilities

Schools and libraries are important components of civic life.  
Ensuring quality educational facilities for existing and future resi-
dents of the Plan Area is important to the realization of the Specific 
Plan.

1.	 Schools
The Specific Plan Area is within two school districts.  The major-
ity of the Plan Area is within the Santa Rosa City School District, 
which is comprised of the Santa Rosa Elementary School District 
and the Santa Rosa High School District.  The Santa Rosa City 
School District elementary school population is currently stable, 
while the Middle Schools and High Schools are projected to decline 
in population two to three percent per year (with no new growth).  
The portion of the Plan Area west of the railroad and south of 
Santa Rosa Creek is within the Roseland School District.  The 
Roseland School District is growing and is currently developing 
a new elementary school in the district which should be built and 
ready to serve the community by 2010.

The 2005 report, The Market for Retail, Residential, and Office Space 
in Downtown Santa Rosa by Gruen Gruen and Associates indicates 
that the primary source of demand for multi-family housing in the 
downtown area will come from older, empty-nester households or 
younger, smaller-size households.  The result will be a relatively 
small number of new student-age residents in the Plan Area, and 
a correspondingly small increase at local schools.  New housing is 
also expected to develop incrementally over 20 years.  For these 
reasons, the school districts are projected to absorb the impact of 
new development in the Plan Area.  Schools receive funding from 
the Statutory School Impact Fee Assessment, which will be charged 
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per each residential unit and applied to school facilities for new 
students.

2.	 Library
The Santa Rosa Central Library is located in the Plan Area at Third 
Street and E Street.  An upgrade to this library facility is anticipated 
in the Sonoma County Library Facilities Master Plan and is pro-
jected to occur around the year 2015.  Patrons of this library benefit 
from the location in the downtown area, and 63 percent report that 
they usually walk to the facility.  

A new library has been discussed as part of the proposed 
Performing Arts and Civic Center.  The planning process for this 
facility should include an assessment of the feasibility of including 
a new library with associated community meeting rooms.

7-�

E.	 Utilities and Public Services Goals and Policies

Following are goals and policies established for the Specific Plan.  
These goals and policies are consistent with existing goals contained 
in the Public Services and Facilities section of the Santa Rosa 2020: 
General Plan, and are intended to ensure that new development is 
accompanied by appropriate provision of public services and utili-
ties.

Goal SP-UPS-1: Provide funding for public services and utilities 
in the Plan Area.

Policy SP-UPS-1.1:  Ensure that private development provides 
its fair share of funding for necessary improvements to public 
services and utilities in the Plan Area. 

Policy SP-UPS-1.2:  Use the City’s Capital Improvement 
Program, Park and Utility Fees, Measure O funds, redevelopment 
program funds, Federal and State grant funds and other funding 
sources to implement area-wide improvements that cannot be 
conditioned as part of private development projects.

SP-UPS-1.3:  At such time as a citywide Community Facilities 
District is created and a requirement that all new development 
annex to that district, apply a similar requirement in the Specific 
Plan Area.

Goal SP-UPS-2:  Ensure adequate water supply is available to 
serve existing and new development in the Plan Area.

Policy SP-UPS-2.1:  Ensure that water supply capacity and infra-
structure are in place prior to occupancy of new development in 
the Plan Area.

Santa Rosa Public Library
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Policy SP-UPS-2.2:  New development and streetscape landscap-
ing shall employ water conservation and re-use measures.

Policy SP-UPS-2.3:  Revise the City’s Utility Master Plan to 
include water system improvement needs identified in this plan.  
Program construction of needed water system improvements as 
part of the City’s Capital Improvement Program as timing or 
conditions warrant.

Policy SP-UPS-2.4:  New development within the Specific Plan 
Area shall be required to comply with the City’s Water Efficient 
Landscape Policy.

Goal SP-UPS-3:   Ensure sewer capacity is available to serve 
existing and new development in the Plan Area.

Policy SP-UPS-3.1:  Maintain existing levels of wastewater ser-
vice and provide for new development by preserving and improv-
ing infrastructure in the Plan Area, including upgrading of trunk 
lines.

Policy SP-UPS-3.2:  Revise the City’s Utility Master Plan to 
include wastewater system improvement needs identified in this 
plan.  Program construction of needed improvements as part of 
the City’s Capital Improvement Program as timing or conditions 
warrant.

Goal SP-UPS-4:  Solid waste disposal needs of existing and new 
development in the Plan Area should be met while providing 
opportunities for reduction, reuse and recycling.

Policy SP-UPS-4.1:  Expand recycling efforts in multifamily and 
commercial projects in the Plan Area, and continue to encourage 
recycling by all residents.

Policy SP-UPS-4.2:  New development requiring demolition 

of existing structures in the Plan Area should reuse and recycle 
materials to the greatest extent possible.

Goal SP-UPS-5:   Manage, maintain and improve stormwater 
drainage and capacity in the Plan Area.

Policy SP-UPS-5.1:  New development and capital improvement 
projects shall reduce pollution and runoff flows impacting Santa 
Rosa Creek by following the City’s Standard Urban Storm Water 
Mitigation Plan (SUSMP).

Policy SP-UPS-5.2:  Require new development to upgrade 
and/or install storm drainage pipes as appropriate where needed.  
Improvements shall be designed to be consistent with the City’s 
storm drain standards. 

Policy SP-UPS-5.3:   Program construction of storm drain 
improvements identified in this plan as part of the City’s Capital 
Improvement Program as timing or conditions warrant.

Goal SP-UPS-6:  Provide recreational and cultural facilities for 
visitors and residents of the Plan Area.

Policy SP-UPS-6.1:  Allow Park Fees paid on new residential 
units within the Specific Plan Area to be used for development 
and improvement of cultural facilities in the downtown area.  

Policy SP-UPS-6.2:  Preserve the historic Fitzgerald Building on 
Roberts Avenue and pursue adaptive reuse as a neighborhood 
community facility.

Policy SP-UPS-6.3: Develop a linear park adjacent to Santa Rosa 
Creek in the Imwalle Sub-Area.

Policy SP-UPS-6.4:  Provide a 0.5 to 1 acre park with play 
structures in the Maxwell Court area of the Railroad Corridor 
Sub-Area.
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Policy SP-UPS-6.5:  Provide a new 0.5 to 1 acre park with play 
structures in the Sebastopol Road area of the Railroad Corridor 
Sub-Area.

Policy SP-UPS-6.6:  Pursue development of a park and amphi-
theater on the vacant land located at the west end of the Prince 
Memorial Greenway near the intersection of West Sixth and 
Pierson Streets.

Goal SP-UPS-7:  Provide fire and police services that ensure the 
safety of the Plan Area community.

Policy SP-UPS-7.1:  Require developers to be in compliance with 
Santa Rosa Fire Department High-Rise Requirements.

Policy SP-UPS-7.2:  Relocate Engine Company No. 8 to a new 
site in the vicinity of Sebastopol Road.  Explore the feasibility of 
acquiring the historic Fitzgerald Building site on Roberts Avenue 
as a multi-use site for both a Fire Station and neighborhood com-
munity facility.

Policy SP-UPS-7.3:  Require new development along the SMART 
rail corridor to comply with Fire Department requirements for 
equipment access and circulation.

Goal SP-UPS-8:  Provide library facilities to meet the needs of 
the Plan Area and the larger community.

Policy SP-UPS-8.1: Collaborate with the Sonoma County 
Library in their planning efforts to either renovate the Central 
Library branch in its current location or develop a new facility at 
an alternative site within the downtown area.

7-11
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This chapter outlines the steps necessary for the successful implementation of the Specific Plan.  It describes regulatory programs, infrastruc-

ture and facility improvements, and identifies funding sources for carrying out identified actions.  

This chapter is organized to provide clear guidance for policy makers 
to address the programmatic and physical improvements critical to 
the success of the Specific Plan vision.  At the end of the chapter is 

A.	 Implementation Overview

The Downtown Station Area Specific Plan creates the context for 
substantial additional residential, retail, and office development in 
the 650 acre Plan Area.  Achieving significant new development in 
the largely developed center of Santa Rosa will be challenging.  New 
development anticipated by the Specific Plan will infill remaining 
vacant sites and redevelop existing underutilized sites.  Considering 
development costs and expected market conditions it is likely that 
it will take many years for the development as envisioned by the 
Specific Plan to occur.

This new development will require a variety of improvements includ-
ing those typically associated with site development, infrastructure 
improvements needed to create sufficient capacity for the new devel-
opment anticipated in the area, and civic facilities and amenities that 
benefit the entire City.  In order to achieve these improvements, a 
strategic, collaborative public/private approach to development will 
be required which takes advantage of development opportunities to 
create value and enhance the potential for additional development and 
public investment.  The City will undertake a number of programs 
and actions to implement the vision described in this Specific Plan. Example of Streetscape Furniture
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a matrix summarizing the implementation program.  Following is an 
overview of the steps contained in this chapter:

♦	Identify the regulatory and programmatic steps necessary to 
support the Specific Plan.

♦	Identify the physical improvements to infrastructure, streets, 
public services and community amenities needed to support 
the proposed development. 

♦	Identify the likely funding mechanisms that will be utilized to 
fund required physical improvements. 

♦	Consider development feasibility and phasing issues.

♦	Provide an action plan for initiating public improvements and 
related financing mechanisms. 

Located at the end of this chapter in Table 8-4 and Table 8-5 are two 
matrices summarizing the programs and physical implementation 
steps of the Specific Plan.

B.	 Regulatory and Programmatic Steps

The following regulatory and program steps should be taken by the 
City to fully implement the Specific Plan.  

1.	 Regulatory Documents
Following adoption of the Specific Plan, the City will identify and 
coordinate changes to existing regulatory documents necessary 
to implement the vision and policies of the plan.  These tasks are 
anticipated to be conducted by City staff with consultant assistance 
as necessary.

♦	Zoning Code

♦	Design Guidelines

♦	Pedestrian/Bicycle Master Plan
	
2.	 In-house Work Programs
Additional tasks to coordinate Specific Plan efforts include the fol-
lowing.  These tasks are anticipated to be conducted by City staff.

♦	Coordination with SMART:  The City will integrate ongoing 
planning efforts at the Sonoma Marin Area Rail Transit District 
with policies of this Specific Plan to insure mutual interests are 
achieved, including exploring financing mechanisms for estab-
lishment of shuttle service between the rail station and area 
employment centers and business parks.

♦	Infrastructure Engineering Analysis:  The City’s Public Works 
and Utilities Departments will oversee a detailed engineering 
analysis of infrastructure improvements identified in the Plan 
Area to assure completeness and to determine phasing priori-
ties.

	
3.	 Community Work Programs
The Specific Plan requires additional regulatory documents to 
be developed for specific locations within the Plan Area.  These 
documents will provide guidance for new development and capital 
improvement projects.  City staff with consultant assistance will over-
see a community involvement process.

♦	Street Tree Types:  These are guidelines that consist of recom-
mended tree species, size of tree wells and spacing of trees for 
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each of the Street Types listed in Chapter 5.   Specific street 
tree types will be developed for the Urban Center Street Type, 
Shop Front Street Type, Entryway Street Type, Boulevard 
Street Type, Live/work Street Type, and SMART Multi-Use 
Corridor Type.

♦	Street Furnishings and Street Lighting “Palettes”:   Palettes 
are groups of predetermined specifications for street furnish-
ings and street lights which will be determined depending on 
the location of the improvement.   Street furnishing palettes 
will consist of specifications for benches, trash and recycling 
receptacles, bus shelters, news racks, bicycle racks, tree grates 
and tree guards.  Street lighting palettes will consist of specifi-
cations for streetlight fixtures and recommended spacing and 
heights for streetlights.   Street furnishing and street lighting 
palettes will be developed for Courthouse Square, Railroad 
Square, West End, Sebastopol Road, Park and Gardens, Cherry 
Street, St. Rose and Olive Park districts. 

♦	Santa Rosa Avenue Corridor Plan:   The City will initiate a 
program to work with neighborhood groups and stakehold-
ers to create a Corridor Plan for Santa Rosa Avenue between 
Highway 12 and Sonoma Avenue.  Design objectives should 
include: creation of a village-like atmosphere with two to four-
story mixed-use buildings at the street edge; enhancement of 
the pedestrian environment with wider sidewalks, street trees 
and activity generating uses at the street level; a right-of-way 
configuration designed to give preference to pedestrians and 
bicyclists but adequately accommodating automobile circula-
tion; and creation of a retail hub between the Juilliard Park 
and Burbank Gardens neighborhoods at the intersection of 
Sebastopol Avenue, Mill Street and Santa Rosa Avenue.

C.	 Physical Improvements Implementation

The following infrastructure and public services improvements are 
physical steps required to fully implement the Specific Plan.  

1.	 Street and Roadway Improvements 
The Specific Plan proposes improvements to the street network in the 
Plan Area that will help accommodate existing traffic and additional 
traffic anticipated as development occurs.

♦	Streetscape Improvements:   The Specific Plan will establish 
design guidelines and development standards for streetscape 
improvements in the Specific Plan Area.   Some of these 
improvements will be constructed as a part of planned roadway 
and intersection improvements and some will be constructed as 
a part of individual development projects.

♦	Pedestrian and Bicycle Improvements:   As with streetscape 
improvements, improvements to the pedestrian and bicycle 
network identified in the Specific Plan will be constructed as a 
part of individual development projects and others as a part of 
City-wide pedestrian and bikeway projects.

♦	Intersection and Corridor Improvements:   Chapter 6 identi-
fies seven street intersections and three corridors which are 
projected to need improvement in order to increase capacity.  
Three of the intersections need to be improved in tandem with 
the reunification of Courthouse Square.  The priority of the 
remaining intersection and corridor improvements will depend 
on the timing of nearby development.

♦	Sixth Street Underpass:  The new passage under the freeway is 
planned and CalTrans will provide the structure.  The timing 
for the construction of the roadway is not determined.
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♦	Sebastopol Road Corridor Improvements:  At the time of the 
Specific Plan (2006), planning is underway for streetscape and 
other improvements at the Sebastopol Road corridor.

♦	Fourth Street Extension through Santa Rosa Plaza:  This is a 
primary focus of the Specific Plan, and it would occur as part 
of a major renovation to the Plaza.   The City may need to 
provide incentives to the Santa Rosa Plaza owner to achieve 
this reconfiguration.

♦	Other New Streets:    The Specific Plan identifies several new 
streets which would be provided concurrently with new 
development in specific locations, including Roberts Avenue, 
Donahue Street and Imwalle Street.

	
2.	 Utility Improvements
The development proposed in the Specific Plan Area will require 
upgrading of the City’s existing utility systems including water sup-
ply piping, wastewater piping, and stormwater drainage.  A complete 
list of anticipated utility improvements and costs is provided in 
Appendix D.

♦	Water Supply:   Water supply utility pipe upgrades will be 
required for most areas of the Plan Area due to higher pressure 
and flow rates required by fire protection laws.  Courthouse 
Square and Railroad Square Sub-Areas will need the most sub-
stantial water main upgrades.

♦	Wastewater:   Some of the sewer mains in the Plan Area will 
need to be upsized to accommodate new development.  The 
major impact of development will be to the Downtown Trunk 
Sewer main.

♦	Stormwater:     Most of the stormwater in the Plan Area is 
directed into Santa Rosa Creek.  Regulations require that each 
development of a minimum size or proximity to the creek will 
be required to capture and treat stormwater on site.

	
3.	 Recreation and Parks
The Specific Plan indicates locations for several new parks.  The total 
size of these proposed parks is approximately 4.5 acres.  City park 
fees and development agreements will contribute to the realization of 
these new parks.

♦	 Maxwell Court:  Proposed .75 acre pocket park.

♦	 Sebastopol Road:  Proposed .75 acre pocket park.

♦	 Imwalle Park:  Proposed 1.5 acre linear park along Santa Rosa 
Creek.

♦	 Pierson Park:  Proposed 1.0 acre public green/amphitheatre.

♦	 Prince Gateway Park:   Proposed .5 acre park along Santa Rosa 
Avenue.

	
4.	 Community Amenities
These projects will enhance downtown Santa Rosa and provide broad 
public benefit to citizens and businesses throughout the City.

♦	Reunification of Courthouse Square:  The reunification project 
could serve as a catalyst for new development in the downtown 
area.

♦	New Civic Center and Performing Arts Center:   Bringing 
cultural facilities into the downtown area will enhance the 
regional stature of Santa Rosa.
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♦	Daylighting of Santa Rosa Creek:   This improvement will 
build on work already done to make Santa Rosa Creek a natu-
ral focus of the center of the city.

	

D.	 Funding Mechanisms

The following section describes the types of costs and the funding 
sources associated with the implementation of the Specific Plan.  
Table 8-1 provides a summary of these costs and funding mecha-
nisms.

1.	 Development Project Improvements
The primary source of funding for development project-related costs 
will be private developer equity and commercial bank financing.  
In addition to normal site improvement costs, the dispersed pattern 
of planned development in the area may also require developers to 
advance funding for “over-
sizing” backbone infrastruc-
ture (e.g., roadways, water, 
sewer and drainage facilities) 
so that it is constructed con-
currently with the demand 
for such facilities.  Such 
advances are reimbursable 
through the existing City or 
other development impact fee 
programs.  

2.	 Specific Plan Area Related Improvements
Development of the Specific Plan Area related improvements include 
infrastructure and public services improvements.  It can be assumed 
that new development in the area, in one manner or another, will 
fund these required public improvements.  The following text briefly 
describes potential funding mechanisms:  

♦	Capital Improvement Program:  The City of Santa Rosa has a 
Capital Improvement Program (CIP) that is adopted each year 
as a part of the City’s Budget cycle.  The CIP identifies capital 
projects that the City is committed to building in the near 
term.  Funding for projects in the CIP come from a variety of 
sources that are identified in the CIP.  Projects identified in the 
Specific Plan would be candidates for inclusion in a future CIP, 
when funding sources have been identified and secured.

♦	City Impact Fees: The City currently imposes a number of 
development impact fees both City-wide and for the quadrants 
of the City including the Capital Facilities Fee, the Southwest 

Cost Type

Development Project-Related Costs T.B.D. X
Specific Plan Improvement Related Costs (1) $33,400,000 X X X X
Civic Facilities and Amenities (2) T.B.D. X X X

(1) Includes intersection improvements and utility upgrades.  Streetscape improvements will be funded by developer/capital improvement program; a
 Community Facilities District will be established to fund four pocket parks and public facilities.

(2) Consists of reunification of Courthouse Square, connection through Santa Rosa Plaza Mall, Pierson Park, Performing Arts Center and new City Hall, 
  daylighting of Santa Rosa Creek, new Gateway Park (Santa Rosa Avenue at Santa Rosa Creek), new Donahue Road and new Roberts Avenue.

Sources:  Coastland Engineering; Economic & Planning Systems, Inc.

Estimated Cost 
Amount

Funding Sources
Tax

Increment
Other City 

Sources
New Development-

Based Sources
Citywide

FeesPrivate

Economic & Planning Systems, Inc.   11/19/2007 L:\768\03_Product Files\03_Specific Plan\Final Specific Plan\chapters\Chapter-8-Impementation\Ch 8_oringinal of linked files\Excel Tables\Table 8-1_Update.xls

Table 8-1: Cost Categories and Sources of Funding, 2006
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Fee source (cont'd)
Units/ Sq. 

Ft.
Fee per 

Unit/Sq. Ft.
Estimated

Fee

Park Fees
Northwest 343 $7,934 $2,721,362
Southwest 120 $7,993 $959,160
Southeast 0 $7,773 $0

Sub-Total 463 $3,680,522

Multifamily
Northwest 566 $6,810 $3,854,460
Northeast 1,286 $7,911 $10,173,546
Southwest 776 $6,861 $5,324,136
Southeast 158 $6,672 $1,054,176

Sub-Total 2,786 $20,406,318

Total Park Fees 3,249 $24,086,840

School Impact Fees

Housing Allocation Plan Fee

TOTAL $80,212,422

Sources:  City of Santa Rosa; Economic & Planning Systems, Inc.

N.A.

N.A.

Economic & Planning Systems, Inc.   12/26/2006 L:\768\03_Product Files\03_Specific Plan\Draft Plan\chapters\Chapter-8-Impementation\Ch 8_Quark\Excel Tables\15137Financing11-27-06_Valuesonly.xls

Table 8-2: Impact Fee and Demand Fee Revenue Estimates, 2006 

Fee Source
Units/ Sq. 

Ft.
Fee per 

Unit/Sq. Ft.
Estimated

Fee

Capital Facilities Fees
Residential

Medium-Low Density (8 to 12.99 units/acre) 120 $4,045 $485,400
Medium-High Density (18 to 30+ units/acre) 3,129 $2,998 $9,380,742

Sub-Total 3,249 $9,866,142

Retail
Southwest 30,000 $2.69 $80,700
Northeast 185,540 $8.47 $1,571,524
Northwest 94,960 $8.47 $804,311

Sub-Total 310,500 $2,456,535

Office 340,000 $3.53 $1,200,200

Total Capital Facilities Fee $13,522,877

Southwest Area Development Impact Fee
Residential, Medium-High Density (18 to 30 units/acre) 480 $6,479 $3,109,920
Retail/Service 30,000 $7.95 $238,500

Total Southwest Area $3,348,420

Utility Demand Fees
Water Fees

Single Family Unit, 6,000 square feet and under 463 $3,867 $1,790,421
Multifamily Unit, Condominium, Mobile Home 2,786 $2,209 $6,154,274
Retail 375,500 $552 $378,279
Office 340,000 $552 $266,401

Sub-Total $8,589,375

Wastewater Fees 
Single Family Unit, under 4,000 square feet 463 $7,604 $3,520,652
Multifamily Unit, Condominium, Mobile Home 2,786 $6,844 $19,067,384
Retail 375,500 $1,901 $7,495,168
Office 340,000 $1,901 $581,706

Sub-Total $30,664,910

Total Utility Fees $39,254,285

Economic & Planning Systems, Inc.   12/26/2006 L:\768\03_Product Files\03_Specific Plan\Draft Plan\chapters\Chapter-8-Impementation\Ch 8_Quark\Excel Tables\15137Financing11-27-06_Valuesonly.xls
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and Southeast Area Development Impact Fees, Water and 
Wastewater Demand Fees and Park Improvement Fee.  Table 
8-2 shows an estimate of impact fee and demand fee revenues 
that would derive from development of the Specific Plan Area.  
Over time, development of the area will generate over $80 mil-
lion in impact and demand fee revenues for the City.  While 
these fees are established to fund specifically identified capacity 
improvements located throughout the City, it may be possible 
to direct some of this fee revenue to infrastructure projects in 
the Specific Plan Area.

♦	Land Secured Financing: A Mello-Roos Community Facilities 
District (CFD) may be established to help fund the construc-
tion of backbone infrastructure and other public facilities and 
services within the Specific Plan Area.  The 1982 Mello-Roos 
Community Facilities Act enables public entities to establish a 
CFD to fund various facilities and services.  The proceeds from 
a CFD bond sale can be used for direct funding of Specific Plan 
Area improvements or to acquire facilities constructed by the 
developer.

♦	Redevelopment: Value created over the next 10 years, assuming 
market conditions hold, will range between approximately 
$270 million and $550 million.   Assuming that the majority 
of the Specific Plan Area is within a redevelopment area, tax 
increments to the redevelopment agency would range from 
$590,000 to $1.2 million annually, which is potentially suf-
ficient to issue bonds of roughly $6 million to $12 million.  
Table 8-3 shows an estimate of redevelopment tax increment 
financing potentially available during the next ten-year peri-
od.

	

3.	 Community Amenities
Community amenities envisioned by this plan would require sub-
stantial funding from sources not directly related to real estate value 
created through new development as envisioned in the Specific Plan.  
While these improvements will make the Specific Plan Area more 
attractive and livable, they will benefit residents and businesses 
throughout the City and thus a City-wide funding source, such as a 
general obligation bond, is justified.  Some of the proposed amenities 

Item Distribution (1) Amount (2)

New Assessed Value $546,299,600

Property Tax (Gross TI) 1% $5,462,996
  - Housing Set Aside (3) 35% ($1,912,049)
  - Pass-Throughs (4) 35% ($1,912,049)
        Tax Increment $1,638,899

Annual Revenue for Redevelopment $1,638,899
Annual Revenue for Affordable Housing $1,912,049
    Total Annual RDA Revenues $3,550,948

Annual Revenue for Redevelopment $1,638,899
  - County Administrative Fee (5) 2.4% ($131,112)
  - Redevelopment Administration Cost (6) 13% ($213,057)
        Revenue Available for Bond Debt Service $1,294,730

Bonding Capacity (7) $13,500,000
  - Cost of Bond Sale and Funding Reserves 12% ($1,620,000)

Net Bonding Revenues $11,880,000

(1) Assumptions provided by City of Santa Rosa Economic Development and Housing Department.
(2) Assumes annual demand of 100 units.
(3) A plan amendment will be necessary in the Santa Rosa Center Redevelopment Area in order to in

new debt, which will trigger a higher LMIHF setaside of 35%.
(4) Assumes a Pass-Through proxy rate of 35% as under AB 1290.
(5) As a percentage of gross TI.
(6) As a percentage of net non-housing revenues (annual revenue for redevelopment).
(7) Assumes 20-year term, 6% interest rate, and debt cover ratio of 1.1.

Economic & Planning Systems, Inc. 12/26/2006 L:\768\03_Product Files\03_Specific Plan\Draft Plan\chapters\Chapter-8-Impementation\Ch 8_Quark\Excel Tables\15137Financing11-27-06_Valuesonly.xls

Table 8-3: Redevelopment Tax Increment Estimates, 2006
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such as the performing arts center may be able to attract grants or 
foundation funding, as has been the case in other communities.  The 
reestablishment of Fourth Street through the Santa Rosa Plaza shop-
ping mall would be funded, it can be assumed, by a combination of 
public and private sources at the time the Plaza undergoes a major 
renovation.

E.	 Development Feasibility and Phasing Discussion

Market conditions and feasibility analysis conducted as a part of the 
Specific Plan process suggests that a concerted public/private incre-
mental approach to development will be required, taking advantage 
of development opportunities that arise, to create value and enhance 
the potential for additional development consistent with the vision 
established by this Specific Plan.  

An analysis of infrastructure costs suggests that infrastructure-related 
financial burdens will fall well within real estate industry standards.  
With improvement values ultimately well over $1 billion, local infra-
structure costs in the range of $20 million to $30 million should be 
relatively easy to absorb when taken as a whole.  

The timing of development, anticipated to be extended over more than 
20 years and the fact that it is geographically dispersed will create a 
challenge for matching efficient infrastructure improvement projects 
to development.  In some instances “oversizing” will be required to 
serve early (i.e., the first ten years) phases of development.  It may be 
necessary to develop financing mechanisms, in addition to the devel-
oper “oversizing” already mentioned, to fund these improvements.

F. 	 Financing Action Plan

The financing for the required and desired public improvements 
within the Specific Plan Area will be initiated through a variety of 
implementation actions taken by the City of Santa Rosa.  The follow-
ing actions are organized by the three categories of funding responsi-
bility identified above.

Developer-Provided Improvements:
Certain improvements are assumed to be completed by the private 
sector as a part of individual development projects, consistent with 
the requirements of the Specific Plan and other City plans and pro-
grams.

Action 1:   Incorporate requirements and standards identified in 
the Specific Plan as part of the City’s Zoning Code and Design 
Guidelines to facilitate the processing of development applica-
tions.

Action 2:   Consider use of development agreements for larger 
development projects to secure a wider range of public improve-
ments and clearly define funding and improvement responsibili-
ties.

Action 3:  Consider targeted subsidies for development projects 
with high public values or catalytic effects related to other new 
development in the area.

Action 4:   Evaluate the potential for shared or public parking 
facilities in the Railroad Square Sub-Area to reduce the need for 
on-site structured parking facilities.

Specific Plan Area Improvements:
A number of infrastructure improvements are identified in the Specific 
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Plan that provide additional capacity and maintain City service stan-
dards to accommodate development in the Plan Area.

Action 5:   Conduct a detailed engineering analysis of all infra-
structure improvements that have been identified in the Specific 
Plan Area to assure completeness and accuracy and to properly 
assign funding responsibility based upon “rational nexus” prin-
ciples.

Action 6:  Evaluate infrastructure requirements in relation to 
likely development patterns and establish a schedule for con-
structing required improvements.  Begin engineering design and 
initiate construction of the high priority improvements.

Action 7:   Insofar as the investments in public improvements 
exceed funding immediately available (through impact fees and 
other sources) establish a mechanism for funding the “oversized” 
facilities and paying for these costs as the subsequent development 
occurs.

Action 8:  Assure that key improvements required by or reflected 
in the Specific Plan are included in the City’s CIP and, where 
appropriate, development impact fee technical reports and 
related resolutions.   Specifically, existing fee ordinances should 
be reviewed to assure that projects anticipated in the Specific Plan 
Area, along with development expected, are incorporated.

Action 9: Utilize available tax increment financing for amenities 
and improvements that do not have a strong linkage to develop-
ment projects and cannot be funded through other City sources.  
In some cases, tax increment financing may be necessary to 
subsidize aspects of private development projects deemed highly 

desirable or beneficial by the City (e.g., “catalyst” projects that 
will stimulate additional development in the area).

Community Amenities:
The Specific Plan identifies a number of community amenities to be 
built in the Specific Plan area.  These amenities, as they benefit the 
entire City, will likely require City-wide based funding sources. 

Action 10:  Study the design, features and cost for each of the pro-
posed civic facilities and amenities identified in the Specific Plan. 

Action 11:  Because of the high cost of the proposed civic facili-
ties and amenities, seek community support for the civic facilities 
and amenities through formulation of a general obligation bond 
package (or other City-wide funding source) to be placed before 
the City’s voters.

Action 12: Seek grant and foundation funding and public/private 
partnerships for the construction and operations of the proposed 
civic facilities and amenities (e.g., foundation support for the per-
forming arts center).

Tables 8-4 and 8-5 are located on the following page and provide a 
summary of the Specific Plan’s programs and physical implementa-
tion steps.
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Table 8-4: Regulatory and Program Steps

REGULATORY AND PROGRAM STEPS

Action Timeframe Cost Responsibility Potential Funding Sources

Zoning Code/Design Guidelines/Ped+Bike Plan Amendments Short Term $50.0 K City Grants, City Staff

Street Tree Types / Streetscape "Palette" Development Short Term TBD City Grants, City Staff

Coordination with SMART On-Going -- City / Developer City Staff

Santa Rosa Avenue Corridor Plan Medium Term $150.0 K City Grants, City Staff

Infrastructure Engineering Analysis Medium Term -- City City Staff

Notes: Action items are listed in order of priority.  Short Term = 0 to 5 years; Medium Term = 5 to 10 years; Long Term = 10+ years



Chapter 8: Implementation and Financing

Downtown Station Area Specific Plan
City of Santa Rosa

8-11

PHYSICAL IMPLEMENTATION STEPS

Action Timeframe Cost Responsibility Potential Funding Source
Street and Roadway Improvements     

    Sixth Street Underpass Short Term $2.5 M Public CIP

    Sebastopol Road Corridor Improvements Short Term TBD Public CIP / Redevel / Developer

    Streetscape Improvements On-Going TBD Public / Private CIP / Developer

    Pedestrian and Bicycle Improvements On-Going TBD Public / Private CIP / Developer

    Intersection and Corridor Improvements On-Going $5.3 M Public / Private CIP / Developer

    Fourth Street Extension through Santa Rosa Plaza Depending on Development TBD Public / Private CIP / Developer

    Other New Streets Depending on Development TBD Public / Private Developer

Utility Improvements     

   Water Supply/Waste Water/Stormwater On-Going $25.6 M Public / Private Utility Fees / Developer

Recreation and Parks

    Prince Gateway Park Short Term $2.0 M Public CIP/ Park Fee / Grant

    Pierson Reach Park Medium Term $2.5 M Public / Private Park Fee / Grant / Developer

    Imwalle Development Linear Park Depending on Development $2.2 M Public / Private Park Fee / Developer

    Sebastopol Road Pocket Park Depending on Development $1.5 M Public / Private
CIP / Park Fee / Grant

Redevel / Developer

    Maxwell Court Pocket Park Depending on Development $1.2 M Public / Private Park Fee / Developer

Community Amenities

    Reunification of Courthouse Square Short Term $ 7.0 M Public / Private CIP / Grant / Redevel / Private

    New Civic Center and Performing Arts Center Long Term TBD Public / Private CIP / Grant / Private

    Daylighting and Improvements to Santa Rosa Creek Long Term TBD Public CIP / Grant

TOTAL $ 49.8 M

Notes: Action items are listed in order of priority.   Short Term = 0 to 5 years; Medium Term = 5 to 10 years; Long Term = 10+ years

Table 8-5: Physical Implementation Steps
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Urban Center Street Type

3rd Street Hwy. 101 to E Street 2-10 above 5th MIX property UC
bulb-outs
if poss.

CHS CHS II 6-10 ft. parallel 3-6

B Street 7th Street to 1st 2-10 above 5th MIX property UC bulb-outs CHS CHS II (SB) 6-10 ft. -- 3

Santa Rosa Avenue Sonoma Avenue to 3rd Street 2-10 above 5th MIX property UC bulb-outs CHS CHS II (NB) 6-10 ft. parallel 4

1st Street B Street to Santa Rosa Avenue 2-10 above 5th MIX property UC bulb-outs CHS CHS -- 6-10 ft. -- 2

Shop Front Street Type

4th Street Hwy. 101 to E Street 2-10 above 3rd RET property SF bulb-outs CHS CHS -- 8-12 ft.
diagonal
parallel

2

Mendocino Avenue College Avenue to 4th Street 2-10 above 3rd MIX property SF bulb-outs CHS CHS II (NB) 8-12 ft. parallel 2 -3

6th / A / 7th Street Corridor Hwy. 101 to Humboldt Street 2-7 above 3rd MIX property SF bulb-outs CHS CHS II 8-12 ft. parallel 2

Entryway Street Type

B Street Healdsburg Avenue to 7th 2-5 above 3rd MIX property E
bulb-outs
if poss.

CHS CHS II (SB) 6-10 ft. parallel 2

Healdsburg College Avenue to B Street 2-5 above 3rd MIX property E bulb-outs CHS CHS II (SB) 6-10 ft. parallel 2-3

      Development Guidelines Streetscape Standards

Legend 

Stepback Ground Floor Use 
Building
Placement Street Trees Pedestrian Crossings 

Streetscape 
Lights/Furnishings Bicycle Provisions Class 

minimum 6’ step-
back at floor 
indicated to 
maintain street-wall 
and control winds 

type(s) of allowable uses 
fronting street 
RET = Retail 
RES = Residential 
MIX = Retail, Residential 
           or mix of both  
 (+) = Office included  

ground floor building 
wall “build-to” line 

palette to be determined  
UC = Urban Center 
SF = Shop Front 
E = Entryway 
B = Boulevard 
LW = Live/Work 
City = City Standard 

proposed pedestrian 
amenities to facilitate 
safe crossings 

palette to be determined 
CHS = Courthouse Square 
PG = Park and Gardens 
RC = Railroad Corridor 
RS = Railroad Square 
SR = Sebastopol Road 
WE = West End 
City =City Standard 

bicycle facilities proposed 
Class I = dedicated trail 
Class II = on road, striped 

lanes
Class III = on road, signed 

only 

APPENDIX B

Table B-1: Street Specifications Table
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Shop Front Street Type

Wilson Street 6th Street to 3rd Street 2-5 above 3rd MIX property SF bulb-outs RS RS II 6-10 ft. parallel 2

4th Street Railroad X-ing to Hwy. 101 2-5 above 3rd RET property SF bulb-outs RS RS -- 6-10 ft.
diag/parallel/

perp
2

6th Street Playhouse to Hwy. 101 2-5 above 3rd MIX (+) property SF bulb-outs WE WE II 6-10 ft.
diagonal
parallel

2

SMART Street W. 3rd Street to W. 6th Street 3-5 -- MIX -- SF -- RS RS -- 8-12 ft.
diagonal
parallel

2

Neighborhood Street Type

W. 6th Street
Pierson Street to SMART Property 
(west P/L)

1-3 -- RES -- City -- WE WE II 5 ft.
diagonal
parallel

2

Entryway Street Type

Railroad Street 3rd Street to Santa Rosa Creek 2-7 above 3rd MIX -- E bulb-outs RS RS II 6-10 ft. -- 2

Boulevard Street Type

W. 3rd Street Santa Rosa Creek to 101 2-7 -- MIX property B crossing RS RS II 6-10 ft. parallel 4

Streetscape StandardsDevelopment Guidelines
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RAILROAD CORRIDOR SUB-AREA
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Shop Front Street Type

Wilson Street 9th Street to 6th Street 2-4 above 3rd MIX (+) 5' back SF bulb-outs WE WE II 6-10 ft. parallel 2

Boulevard Street Type

Sebastopol Road Dutton Avenue to Olive Street 1-5 above 3rd MIX 5' back B bulb-outs SR SR II 9-10 ft. parallel 2

Dutton Avenue College Avenue to W. 9th Street 1-5 above 3rd MIX -- B crossing City City II 6-10 ft. parallel 4

Dutton Avenue W 3rd to Sebastopol Road 1-4 above 3rd MIX -- B crossing City City II 6-10 ft. parallel 4

Live/Work Street Type

New Donahue Street Maxwell to W. 9th Street 2-4 -- MIX (+) property LW bulb-outs RC RC -- 6-10 ft.
diagonal
parallel

2

Roberts Avenue Sebastopol Road to W. 3rd Street 2-4 -- MIX (+) property LW bulb-outs RC RC I* 6-10 ft.
diagonal
parallel

2

Entryway Street Type

Cleveland Avenue College Avenue to 9th Street 2-3 above 3rd MIX -- E bulb-outs WE WE II 6-10 ft. parallel 2

W. 9th Street Dutton Avenue to Wilson Street 2-3 above 3rd MIX -- E bulb-outs WE WE II 6-10 ft. parallel 2

 *A Class I pedestrian and bicycle path shall be provided along the east side of the Roberts Avenue extension that runs adjacent to the Joe Rodota Trail. 

Please refer to the Streetscape Standards Special Considerations for the Live-Work Street Type on Page 5-18 for additional information.

Streetscape StandardsDevelopment Guidelines

Legend 

Stepback Ground Floor Use 
Building
Placement Street Trees Pedestrian Crossings 

Streetscape 
Lights/Furnishings Bicycle Provisions Class 

minimum 6’ step-
back at floor 
indicated to 
maintain street-wall 
and control winds 

type(s) of allowable uses 
fronting street 
RET = Retail 
RES = Residential 
MIX = Retail, Residential 
           or mix of both  
 (+) = Office included  

ground floor building 
wall “build-to” line 

palette to be determined  
UC = Urban Center 
SF = Shop Front 
E = Entryway 
B = Boulevard 
LW = Live/Work 
City = City Standard 

proposed pedestrian 
amenities to facilitate 
safe crossings 

palette to be determined 
CHS = Courthouse Square 
PG = Park and Gardens 
RC = Railroad Corridor 
RS = Railroad Square 
SR = Sebastopol Road 
WE = West End 
City =City Standard 

bicycle facilities proposed 
Class I = dedicated trail 
Class II = on road, striped 

lanes
Class III = on road, signed 

only 
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Boulevard Street Type

 Santa Rosa Avenue Hwy. 12 to Sonoma Avenue 2-3 -- MIX -- B bulb-outs PG PG II (NB) 6-10 ft. parallel 4

Shop Front Street Type

 Santa Rosa Avenue Pine Street to Wheeler Street 2-3 -- RET 5' back SF bulb-outs PG PG II (NB) 6-10 ft. parallel 4

Development Guidelines Streetscape Standards

APPENDIX B

IMWALLE GARDENS SUB-AREA (and east to Dutton)
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Boulevard Street Type

W. 3rd Street
Imwalle Gardens to Dutton 
Avenue

1-4 above 3rd RES -- B -- City City II 6-10 ft. parallel 2-4

Neighborhood Street Type

Imwalle Street
W. 3rd Street to Santa Rosa 
Creek

1-3 -- RES -- City
bulb/
bridge

-- -- III 5 ft. parallel 2

Development Guidelines Streetscape Standards
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Legend 

Stepback Ground Floor Use 
Building
Placement Street Trees Pedestrian Crossings 

Streetscape 
Lights/Furnishings Bicycle Provisions Class 

minimum 6’ step-
back at floor 
indicated to 
maintain street-wall 
and control winds 

type(s) of allowable uses 
fronting street 
RET = Retail 
RES = Residential 
MIX = Retail, Residential 
           or mix of both  
 (+) = Office included  

ground floor building 
wall “build-to” line 

palette to be determined  
UC = Urban Center 
SF = Shop Front 
E = Entryway 
B = Boulevard 
LW = Live/Work 
City = City Standard 

proposed pedestrian 
amenities to facilitate 
safe crossings 

palette to be determined 
CHS = Courthouse Square 
PG = Park and Gardens 
RC = Railroad Corridor 
RS = Railroad Square 
SR = Sebastopol Road 
WE = West End 
City =City Standard 

bicycle facilities proposed 
Class I = dedicated trail 
Class II = on road, striped 

lanes
Class III = on road, signed 

only 

HISTORIC RESIDENTIAL AND RESIDENTIAL SUB-AREA
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Boulevard Street Type

W. 3rd Street
Dutton Avenue to Santa Rosa 
Creek

1-4 -- -- -- B -- City City II 6-10 ft. parallel 4

Dutton Avenue W. 9th Street to 3rd Street 1-3 -- RES -- B
median
refuge

City City II 6-10 ft. -- 4

Neighborhood Street Type

W. 6th Street Cul-de-Sac to Pierson Street 1-3 -- RES -- City -- WE WE -- 5 ft. parallel 2

9th Street Hwy. 101 to A Street 1-3 -- MIX -- City -- StR StR II 5 ft.
diagonal
parallel

2

9th Street Wilson Street to Hwy.101 1-4 -- MIX -- City -- WE WE II 5 ft. parallel 2

Olive Street Sebastopol Road to SR Creek 1-3 -- RES -- City bulb-outs OP OP II 5 ft. parallel 2

A Street 9th Street to 7th Street 1-3 -- MIX -- City -- StR StR II 5 ft. parallel 2

7th Street Humboldt to E Street 1-5 -- RES -- City -- CHRY CHRY III 5 ft. parallel 2

Development Guidelines Streetscape Standards
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ST. ROSE NEIGHBORHOOD

Washington Street    
B Street    
10th Street    
9th Street    
Morgan Street   
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CHERRY ST. NEIGHBORHOOD

Humboldt  
Cherry Street    
7th Street  

Improvements

Improvements

Table B-2: Pedestrian Connnector Corridor Improvements
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JUILLIARD PARK NEIGHBORHOOD

South A Street  
Santa Rosa Avenue    
"Alley 19"  
Sebastopol Avenue    
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BURBANK GARDENS NEIGHBORHOOD

Brown Street 
Mill Street    
Santa Rosa Avenue    

Improvements

Improvements
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WEST END NEIGHBORHOOD

Coulter    
Madison  
W. Sixth  
W. Seventh (at Adams)  
W. Eighth   
Davis Street   
Wilson   

Improvements
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A. REGIONAL / ARTERIAL STREETS

The following is a list of Regional/Arterial streets planned within the Specific Plan Area.  Interim improvements that do not preclude construction of 
the full street improvement are allowed.  The number of lanes indicated is the number of through-travel lanes and does not include turn lanes. 

1.  Two Lane Regional/Arterial Streets
Two lane Regional/Arterial streets consist of one travel lane in each direction.

•   First Street (from B to Santa Rosa Avenue)
•   Third Street (Santa Rosa Avenue to E Street)
•   West Third Street (Apple Creek Lane to Stony Point Road)
•   Ninth Street (North Dutton to Morgan Street)
•   B Street (Healdsburg Avenue to Seventh Street)
•   Cleveland Avenue (College Avenue to Ninth Street)
•   Healdsburg Avenue (10 Street to B Street)
•   Sebastopol Road (Olive Street to Railroad Right-of-way)
•   Wilson Street

2.  Three Lane Regional/Arterial Streets
Three lane Regional/Arterial streets consist of two travel lanes in one direction and one travel lane in the opposite direction.

•   Third Street (B Street to Santa Rosa Avenue)
•   Healdsburg Avenue (College Avenue to Tenth Street)

      Note:  Healdsburg Avenue is a one way street in this location

3.  Four Lane Regional/Arterial Streets
Four lane Regional/Arterial streets consist of two travel lanes in each direction.

•  Third Street (Apple Creek Lane to Morgan Street)
•  B Street (Seventh Street to First Street)
•  College Avenue
•  Dutton Avenue (College Avenue to Sebastopol Road)
•  E Street (College Avenue to Sonoma Avenue)
•  Santa Rosa Avenue (Third Street to Highway 12)
•  Sebastopol Road (Railroad Right-of-Way to Dutton Avenue)
•  Sonoma Avenue (Santa Rosa Avenue to E Street)
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4.  Six Lane Regional/Arterial Streets
Six lane Regional/Arterial streets consist of three travel lanes in each direction.

•  Third Street (Morgan Street to B Street)

B.  TRANSITIONAL / COLLECTOR STREETS

The following is a list of Transitional/Collector streets planned within the Specific Plan Area.  Interim improvements that do not preclude construction 
of the full street improvement are allowed.  The number of lanes indicated is the number of through-travel lanes and does not include turn lanes. 

1.  Two Lane Transitional/Collector Streets
Two lane Transitional/Collector streets consist of one travel lane in each direction.

•  First Street (South A Street to B Street/Santa Rosa Ave to D Street)
•  Fourth Street (Railroad Right-of-Way to E Street)
•  Fifth Street (B Street to E Street)
•  Sixth Street (Railroad Right-of-Way to A Street)
•  Seventh Street (A Street to D Street)
•  Ninth Street (A Street to Morgan Street)
•  A Street (Sixth Street to Ninth Street)
•  D Street (Seventh Street to Sonoma Avenue)
•  Humboldt Street (College Avenue to Seventh Street)
•  Mendocino Avenue (College Avenue to Fourth Street)
•  Morgan Street (Ninth Street to College Avenue)
•  Olive Street (Santa Rosa Creek to Sebastopol Road)
•  Railroad Street (Third Street to Santa Rosa Creek)

2.  Three Lane Transitional/Collector Streets
Three lane Transitional/Collector streets consist of two travel lanes in one direction and one travel lane in the opposite direction.

•  B Street (Seventh Street to First Street)

* One-Way Street 
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Santa Rosa Specific Plan
Utility Infrastructure Improvements

October, 2006

Item Item Estimated Unit of Unit Item
No. Description Quantity Measure Cost Total

Courthouse Square Sub-Area

1 12" Water Main 3,405 LF $570 $1,940,850

2 12" Water Main and 10" Sewer Main* 635 LF $700 $444,500

3 12" Water Main and 8" Sewer Main* 350 LF $680 $238,000

4 8" Sewer Main 245 LF $540 $132,300

5 10" Sewer Main 265 LF $560 $148,400

6 15" Sewer Main 793 LF $580 $459,940

7 18" Sewer Main 800 LF $600 $480,000

8 21" Sewer Main 3,355 LF $640 $2,147,200

9 36" Sewer Main 1,175 LF $830 $975,250

10 Trenching for Cable 156 LF $220 $34,320

11 Easement 1875 SF $1 $1,875

Subtotal $7,002,635
15% Contingency $1,050,395
Total Cost $8,053,030

Railroad Square Sub-Area

1 8" Water Main 1,010 LF $540 $545,400

2 12" Water Main 3,725 LF $570 $2,123,250

3 18" Storm Drain 850 LF $600 $510,000

4 36" Sewer Main 684 LF $830 $567,720

Subtotal $3,746,370
15% Contingency $561,956
Total Cost $4,308,326

* utility mains to be replaced concurrently along same route (includes shared overlay costs)

Northern Section

1 12" Water Main 1875 LF $570 $575,700

1 12" Water Main and 24" Storm Drain* 945 LF $830 $3,091,750

2 21" Sewer Main 759 LF $640 $485,760

3 8" Sewer Main 400 LF $540 $216,000

4 SUMP System 1 LS $16,500 $16,500

5 Connection to Exising Storm Drain 3 LS $5,500 $16,500

Subtotal $4,402,210
15% Contingency $660,332
Total Cost $5,062,542

Central Section

1 8" Water Main 500 LF $540 $270,000

2 8" Water Main and 24" Storm Drain 825 LF $790 $651,750

Subtotal $921,750
15% Contingency $138,263
Total Cost $1,060,013

Southern Section

1 12" Water Main 3575 LF $570 $2,037,750

Subtotal $2,037,750
15% Contingency $305,663
Total Cost $2,343,413

Imwalle Gardens Sub-Area

1 8" Water Main 710 LF $540 $383,400

2 8" Water Main,  12" Sewer Main, and 36" 
Storm Drain* 810 LF $1,020 $826,200

3 8" Sewer Main 1,450 LF $540 $783,000

4 48" Sewer Main 725 LF $950 $688,750

Subtotal $2,681,350
15% Contingency $402,203

Total Cost $3,083,553

Park and Gardens District Sub-Area

1 12" Water Main 1,450 LF $570 $826,500

2 39" Sewer Main 653 LF $900 $587,700

Subtotal $1,414,200
15% Contingency $212,130

Total Cost $1,626,330

Note: Tables excerpted from Santa Rosa Specific Plan Utilities Infrastructure Evaluation, Coastland Civil Engineering, 2006.



Downtown Station Area Specific Plan
City of Santa Rosa

D-2

APPENDIX D



<<
  /ASCII85EncodePages false
  /AllowTransparency false
  /AutoPositionEPSFiles true
  /AutoRotatePages /All
  /Binding /Left
  /CalGrayProfile (Dot Gain 20%)
  /CalRGBProfile (sRGB IEC61966-2.1)
  /CalCMYKProfile (U.S. Web Coated \050SWOP\051 v2)
  /sRGBProfile (sRGB IEC61966-2.1)
  /CannotEmbedFontPolicy /Warning
  /CompatibilityLevel 1.4
  /CompressObjects /Tags
  /CompressPages true
  /ConvertImagesToIndexed true
  /PassThroughJPEGImages true
  /CreateJDFFile false
  /CreateJobTicket false
  /DefaultRenderingIntent /Default
  /DetectBlends true
  /DetectCurves 0.0000
  /ColorConversionStrategy /LeaveColorUnchanged
  /DoThumbnails false
  /EmbedAllFonts true
  /EmbedOpenType false
  /ParseICCProfilesInComments true
  /EmbedJobOptions true
  /DSCReportingLevel 0
  /EmitDSCWarnings false
  /EndPage -1
  /ImageMemory 1048576
  /LockDistillerParams false
  /MaxSubsetPct 100
  /Optimize true
  /OPM 1
  /ParseDSCComments true
  /ParseDSCCommentsForDocInfo true
  /PreserveCopyPage true
  /PreserveDICMYKValues true
  /PreserveEPSInfo true
  /PreserveFlatness true
  /PreserveHalftoneInfo false
  /PreserveOPIComments false
  /PreserveOverprintSettings true
  /StartPage 1
  /SubsetFonts true
  /TransferFunctionInfo /Apply
  /UCRandBGInfo /Preserve
  /UsePrologue false
  /ColorSettingsFile ()
  /AlwaysEmbed [ true
  ]
  /NeverEmbed [ true
  ]
  /AntiAliasColorImages false
  /CropColorImages true
  /ColorImageMinResolution 300
  /ColorImageMinResolutionPolicy /OK
  /DownsampleColorImages true
  /ColorImageDownsampleType /Bicubic
  /ColorImageResolution 300
  /ColorImageDepth -1
  /ColorImageMinDownsampleDepth 1
  /ColorImageDownsampleThreshold 1.50000
  /EncodeColorImages true
  /ColorImageFilter /DCTEncode
  /AutoFilterColorImages true
  /ColorImageAutoFilterStrategy /JPEG
  /ColorACSImageDict <<
    /QFactor 0.15
    /HSamples [1 1 1 1] /VSamples [1 1 1 1]
  >>
  /ColorImageDict <<
    /QFactor 0.15
    /HSamples [1 1 1 1] /VSamples [1 1 1 1]
  >>
  /JPEG2000ColorACSImageDict <<
    /TileWidth 256
    /TileHeight 256
    /Quality 30
  >>
  /JPEG2000ColorImageDict <<
    /TileWidth 256
    /TileHeight 256
    /Quality 30
  >>
  /AntiAliasGrayImages false
  /CropGrayImages true
  /GrayImageMinResolution 300
  /GrayImageMinResolutionPolicy /OK
  /DownsampleGrayImages true
  /GrayImageDownsampleType /Bicubic
  /GrayImageResolution 300
  /GrayImageDepth -1
  /GrayImageMinDownsampleDepth 2
  /GrayImageDownsampleThreshold 1.50000
  /EncodeGrayImages true
  /GrayImageFilter /DCTEncode
  /AutoFilterGrayImages true
  /GrayImageAutoFilterStrategy /JPEG
  /GrayACSImageDict <<
    /QFactor 0.15
    /HSamples [1 1 1 1] /VSamples [1 1 1 1]
  >>
  /GrayImageDict <<
    /QFactor 0.15
    /HSamples [1 1 1 1] /VSamples [1 1 1 1]
  >>
  /JPEG2000GrayACSImageDict <<
    /TileWidth 256
    /TileHeight 256
    /Quality 30
  >>
  /JPEG2000GrayImageDict <<
    /TileWidth 256
    /TileHeight 256
    /Quality 30
  >>
  /AntiAliasMonoImages false
  /CropMonoImages true
  /MonoImageMinResolution 1200
  /MonoImageMinResolutionPolicy /OK
  /DownsampleMonoImages true
  /MonoImageDownsampleType /Bicubic
  /MonoImageResolution 1200
  /MonoImageDepth -1
  /MonoImageDownsampleThreshold 1.50000
  /EncodeMonoImages true
  /MonoImageFilter /CCITTFaxEncode
  /MonoImageDict <<
    /K -1
  >>
  /AllowPSXObjects false
  /CheckCompliance [
    /None
  ]
  /PDFX1aCheck false
  /PDFX3Check false
  /PDFXCompliantPDFOnly false
  /PDFXNoTrimBoxError true
  /PDFXTrimBoxToMediaBoxOffset [
    0.00000
    0.00000
    0.00000
    0.00000
  ]
  /PDFXSetBleedBoxToMediaBox true
  /PDFXBleedBoxToTrimBoxOffset [
    0.00000
    0.00000
    0.00000
    0.00000
  ]
  /PDFXOutputIntentProfile ()
  /PDFXOutputConditionIdentifier ()
  /PDFXOutputCondition ()
  /PDFXRegistryName ()
  /PDFXTrapped /False

  /Description <<
    /CHS <FEFF4f7f75288fd94e9b8bbe5b9a521b5efa7684002000500044004600206587686353ef901a8fc7684c976262535370673a548c002000700072006f006f00660065007200208fdb884c9ad88d2891cf62535370300260a853ef4ee54f7f75280020004100630072006f0062006100740020548c002000410064006f00620065002000520065006100640065007200200035002e003000204ee553ca66f49ad87248672c676562535f00521b5efa768400200050004400460020658768633002>
    /CHT <FEFF4f7f752890194e9b8a2d7f6e5efa7acb7684002000410064006f006200650020005000440046002065874ef653ef5728684c9762537088686a5f548c002000700072006f006f00660065007200204e0a73725f979ad854c18cea7684521753706548679c300260a853ef4ee54f7f75280020004100630072006f0062006100740020548c002000410064006f00620065002000520065006100640065007200200035002e003000204ee553ca66f49ad87248672c4f86958b555f5df25efa7acb76840020005000440046002065874ef63002>
    /DAN <>
    /DEU <>
    /ESP <>
    /FRA <>
    /ITA <>
    /JPN <>
    /KOR <FEFFc7740020c124c815c7440020c0acc6a9d558c5ec0020b370c2a4d06cd0d10020d504b9b0d1300020bc0f0020ad50c815ae30c5d0c11c0020ace0d488c9c8b85c0020c778c1c4d560002000410064006f0062006500200050004400460020bb38c11cb97c0020c791c131d569b2c8b2e4002e0020c774b807ac8c0020c791c131b41c00200050004400460020bb38c11cb2940020004100630072006f0062006100740020bc0f002000410064006f00620065002000520065006100640065007200200035002e00300020c774c0c1c5d0c11c0020c5f40020c2180020c788c2b5b2c8b2e4002e>
    /NLD (Gebruik deze instellingen om Adobe PDF-documenten te maken voor kwaliteitsafdrukken op desktopprinters en proofers. De gemaakte PDF-documenten kunnen worden geopend met Acrobat en Adobe Reader 5.0 en hoger.)
    /NOR <>
    /PTB <>
    /SUO <>
    /SVE <>
    /ENU (Use these settings to create Adobe PDF documents for quality printing on desktop printers and proofers.  Created PDF documents can be opened with Acrobat and Adobe Reader 5.0 and later.)
  >>
  /Namespace [
    (Adobe)
    (Common)
    (1.0)
  ]
  /OtherNamespaces [
    <<
      /AsReaderSpreads false
      /CropImagesToFrames true
      /ErrorControl /WarnAndContinue
      /FlattenerIgnoreSpreadOverrides false
      /IncludeGuidesGrids false
      /IncludeNonPrinting false
      /IncludeSlug false
      /Namespace [
        (Adobe)
        (InDesign)
        (4.0)
      ]
      /OmitPlacedBitmaps false
      /OmitPlacedEPS false
      /OmitPlacedPDF false
      /SimulateOverprint /Legacy
    >>
    <<
      /AddBleedMarks false
      /AddColorBars false
      /AddCropMarks false
      /AddPageInfo false
      /AddRegMarks false
      /ConvertColors /NoConversion
      /DestinationProfileName ()
      /DestinationProfileSelector /NA
      /Downsample16BitImages true
      /FlattenerPreset <<
        /PresetSelector /MediumResolution
      >>
      /FormElements false
      /GenerateStructure true
      /IncludeBookmarks false
      /IncludeHyperlinks false
      /IncludeInteractive false
      /IncludeLayers false
      /IncludeProfiles true
      /MultimediaHandling /UseObjectSettings
      /Namespace [
        (Adobe)
        (CreativeSuite)
        (2.0)
      ]
      /PDFXOutputIntentProfileSelector /NA
      /PreserveEditing true
      /UntaggedCMYKHandling /LeaveUntagged
      /UntaggedRGBHandling /LeaveUntagged
      /UseDocumentBleed false
    >>
  ]
>> setdistillerparams
<<
  /HWResolution [2400 2400]
  /PageSize [612.000 792.000]
>> setpagedevice


